Briefing note to Strategy and Regeneration Scrutiny
Manchester and Salford Housing Market Renewal Pathfinder

Allocation of Resources 2008-2011.
Implications for Regeneration in Central Salford.
Background 

Following a period of lack of clarity about how future funding rounds under the Housing Market Renewal initiative (HMR) would be handled, each of the HMR pathfinders were required to submit Business Plans for the period 2008 to 2011 during September 2007.
The Business Plans were assessed by with particular importance being placed on each pathfinder’s track record for delivery of agreed programmes to date and the evidence of future need for HMR investment. The Manchester and Salford Pathfinder (MSP) received the highest available score for its track record on delivery but received relatively low marks with regard to evidencing future need for funding. This appears to have been based on the increases in property values that have been achieved by the MSP and has been challenged as not fully reflecting the fragility of any recovery in local housing markets and the scale of the challenges that still need to be addressed to secure sustainable futures for these areas.

HMR Allocation 

The MSP Business Plan called for an overall allocation of £164,000,000 over the 2008-2011 period which would have represented a flat lining of resources at the average level of funding received over the last two years. Based on the previously agreed formula for dividing HMR resources between the two cities this would have resulted in an allocation to Salford of £49,920,000 over three years.

Unfortunately, the final allocation to MSP was actually £140,000,000 representing a significant cut against the bid level. In turn this has resulted in an allocation for Salford of £43,970,000 a reduction of almost £6,000,000 or 12% 

Further CLG have only given a firm commitment to funding levels for 2008/09 and have reserved the right to reduce or enhance allocations for 2009/10 and 2010/11 by up to 10% per year. There has been no official announcement as to what criteria will be used to arrive at this decision but indications are that each pathfinder’s record of delivery against its strategic objectives will be key.

Finally, although the HMR programme has always been seen by the pathfinders as requiring 10 to 15 years of sustained investment to deliver the outcomes expected from it, there is increasing evidence that the programme will not continue in its current form beyond the end of 2011.

Implications for Salford.

The Business Plan clearly identified those schemes for which funding was being sought that were viewed as committed in line with guidance provided to the pathfinders. In addition to those schemes where direct contracts for works had been signed this also included costs associated with delivering declared Compulsory Purchase Orders (CPO’s) and commitments made under formal development agreements with partners. 

The value of these commitments may be subject to change subject to a detailed analysis of the outcomes of the 2006 to 2008 HMR programme and future movements in market conditions. However, they are currently estimated at between £34,000,000 and £35,000,000 over the 2008 to 2011 period.
This would appear to leave a significant level of funding uncommitted to specific schemes. However, it must be remembered that:- 

· There is the potential for the CLG to reduce current indicative levels of funding by between £2,500,000 and £3,000,000 over the life of the programme.

· HMR funding forms an integral part of the wider Capital Investment Programme, which also includes Regional Housing Grant, New Deal for Communities funds, Salford City Council’s own resources, etc. As formal announcements regarding future funding allocations to several of these programmes are still awaited, their ability to contribute the HMR programme at the levels anticipated in the Business Plan in uncertain. Any shortfall in such contributions would, of course, have an impact on the allocation of resources under HMR. A full programme summary is attached at Appendix 6.
· Currently committed schemes still include significant programmes of strategic acquisition and, although the costs estimates included in the Business Plan for these acquisitions were based on the best available information, the impacts of market fluctuations during the life of the life of the programme will have impacts on these costs.

Having regard to the above caveats, it is estimated that between £6,000,000 and £9,000,000 of HMR resources are currently uncommitted against specific schemes and potentially available for use in the period 2008 to 2011.

The Business Plan also included requests for funding for a range of schemes viewed as being moral commitments, broadly speaking these related to schemes which either:-

· had been highlighted in previous HMR programmes as requiring action in future years,

· had been the subject of extensive community consultation and were in advanced stages of scheme development 

· were viewed as being essential to secure the achievement of the pathfinder’s strategic goals (see appendix 1), or protect previous investment.
In response to the disappointing allocation received from Government, the MSP Board has already begun to be increasingly challenging to both cities in requiring evidence of:-

· robust and detailed action plans with clear deliverability within the life of the current allocation
· high levels of strategic fit between schemes across neighbourhood and city boundaries

· high levels of value for money in terms of outcomes delivered and their contributions to the Pathfinder’s strategic goals.
Proposed Additional Investment 

The proposals included in the Business Plan for schemes in addition to those already classified as committed were developed by officers based on the latest information regarding conditions within the Pathfinder area and market trends and with regard to the strategic context outlined above.
The focus of this proposed activity is on two areas of the Higher Broughton MIA, centred around Gainsborough St and Rock St respectively, details of the conditions in these areas and the proposed programmes are included at appendix 2.
HMR Appraisal Process 

Although the Government has allocated funds to the MSP as outlined above, the approval of funding for specific areas and programmes rests with the MSP Board and is based on a rigorous appraisal process.

The timetable set by the Board for this process required appraisals to be submitted for review by its technical advisors in time to allow their consideration at a meeting of its Programme Co-ordination and Scrutiny Sub-Committee on 2nd April 2008, with a view to making initial recommendations to a full meeting of the HMR Board on April 16th. 

Unfortunately, this timescale together with the delayed announcement of the Pathfinder’s allocation by Government did not allow for the appraisals to be considered and approved by the City Council’s Strategy and Regeneration Overview and Scrutiny Committee before they were submitted.
If Salford had failed to submit its appraisals in line with the Board’s requirements they could not be considered by the Board until their meeting in June. This would have had the effect of leaving a number of ongoing programmes effectively unfunded for 2 to 3 months, requiring the City Council to either halt a number of major programmes or approve their continuation on an "at risk" basis. 
In addition to capital schemes this would have impacted on the funding of over 50 full time equivalent posts within the City Council and its delivery partners.

Additionally, in light of the reduced level of allocation received by the Pathfinder it was felt prudent to clearly demonstrate Salford’s ability to fully and appropriately take up the funding available under the programme.

In light of the above appraisals were submitted that fully reflected the content of the Business Plan, adjusted to reflect the level of the allocation to the Pathfinder.
However, those elements of the area and thematic relating to schemes classified as committed were clearly identified and any proposals relating to additional or “uncommitted” schemes were caveated as having not yet received political approval and being subject to change.
These qualifications to the appraisals were reiterated by officers when they were considered by the MSP Programme Co-ordination and Scrutiny Sub-Committee with the result that approval of continuation funding for all ongoing HMR supported schemes within the City was secured, subject to ratification by the full HMR Board. The Sub-Committee reserved judgement on any schemes that still required political approval and agreed to consider these matters at its next meeting, 12th June 2008.
The appraisal process consisted of the completion of comprehensive forms providing details of the investment in the area to date and the impact that has had, a review of the current condition of the local housing market and details of any changes during the previous HMR investment period, an overview of the proposed investment during 2008 to 2011 and the anticipated impacts this will have and an assessment of the risks associated with proposals and the steps being taken to mitigate them. (sample form attached as appendix 3).

These appraisal forms were reviewed by the Pathfinder’s technical advisors who challenged them on a number of points and required the submission of additional evidence. (sample form attached as appendix 4.)

The technical advisors then submitted reports to the Programme Co-ordination and Scrutiny Sub-Committee based on the evidence submitted. At its meeting in 2nd April the Sub-Committee reviewed the appraisals and the technical advisors reports and raised a number of further challenges which were circulated for response (sample form attached as appendix 5.) 

The outcome of the above process has been that all of the appraisals for Central Salford have received in principle approval from the Sub-Committee and the Pathfinder Board subject to the provision of the additional information required and conditions around the monitoring of delivery and continued efforts to ensure the achievement of value for money. 

Although the proposals for additional investment, not covered by existing contractual commitments, satisfied the Sub-Committee that they met the strategic priorities of the Pathfinder, as detailed above, and were therefore included in this in principle approval; the Sub-Committee noted the caveat associated with these proposals and have required a further update be submitted to them at their meeting on 12th June 2008. 

Implications for Areas of Stabilisation.

As outlined above the HMR allocation from Government has resulted in the Pathfinder seeking to focus investment even more tightly on the established Major Intervention Areas (MIA’s) to ensure the delivery of its central strategic objectives of delivering transformational change to failed and failing housing markets. 

As a result clear indication have been given that proposals seeking additional HMR investment in the established Areas of Stabilisation (AOS’s) are highly unlikely to be supported at this time. 

In light of the very real challenges that exist in parts of the AOS’s and the Council’s commitment to supporting residents and other stakeholders in those areas to achieve their reasonable aspirations for their communities, this situation can only be viewed as disappointing. 

Although the absence of further significant HMR capital resources will add to the challenge of responding to the needs of communities in the AOS’s,  the following brief review of current and planned activity in those areas demonstrates that considerable capital and staffing resources are being mobilised by the City Council and its partners.
The AOS’s in Central Salford include all or parts of the following wards:-

· Claremont

· Irwell Riverside

· Weaste and Seedley

· Langworthy

Claremont

The housing stock in that part of the AOS that lies within Claremont ward is predominantly privately owned with an element Registered Social Landlord (RSL) owned stock. 
The local housing market is relatively healthy when compared with other parts of Central Salford, with properties generally being in good condition. However, there are issues of concern in the area. These mainly focus on the growth privately rented housing in general and the spread of houses in multiple occupation (HMO’s) in particular.

Although Claremont does not benefit from specific HMR capital investment under the proposed programme, communities will benefit from the enhanced regulation of the private rented sector facilitated across Central Salford by the HMR programme. This will support additional officers tasked with dealing with empty properties, enforcement of standards around property condition as well as the promotion of the City Council’s Landlord Accreditation Service to deliver better standards of property management.
In addition, a review of Planning policy in relation to HMO’s is currently underway with a view to considering what additional controls over the conversion of family houses could appropriately be put in place.

Finally, the City Council continues to work to improve existing services and develop new services to support residents who are vulnerable for whatever reason, to be able to live independently in their own homes in dignity, safety and warmth. 

Through the intelligence systems established under the HMR programme officers will continue to work with residents, Elected Members and other stakeholders in the area to monitor changes in the local housing market and identify emerging challenges and opportunities at the earliest possible stage and to inform responses to them.
Irwell Riverside

The part of the Irwell Riverside ward that falls within the AOS is focused around the Duchy Road area. The Housing stock in the area is predominantly Council owned and will therefore benefit from substantial investment under the Decent Homes programme to be delivered on the Council’s behalf by Salix Homes.

However, the area also contains several terraces of poor quality privately owned properties, a mixture of owner-occupied and rented homes, which are now the subject of a confirmed CPO.

The majority of the former residents of these properties have, with support from the City Council and HMR, successfully relocated to the recently completed the Asten Fold development of new homes on the site of the former Duchy Bank. This development was delivered through joint working with RSL partners and has introduced a element of high quality modern homes into the local housing market that has been widely welcomed.

The clearance of properties subject to CPO will create a development site of significant size and the opportunity to secure further investment into the area. The City Council will continue to work with residents, Elected Members and delivery partners to ensure this investment contributes to meeting the needs of the community, compliments developments to date and is co-ordinated with planned public sector investment to maximise positive impacts and secure sustainability.
Weaste and Seedley
The housing stock in the part of the AOS that falls within the Weaste and Seedley ward is diverse, with a relatively high level of owner-occupation but also significant levels of local authority, RSL and privately rented stock. 
Although the majority of the housing market in the area is in good overall condition there are localised pockets that have been recognised as having the potential to become causes of concern if not managed effectively.

In response to this HMR investment has previously been directed into Weaste and Seedley both to facilitate the acquisition and clearance of properties in the worst condition and to increase confidence in local areas through a programme of block improvement schemes.
The development of the Weaste and Seedley Neighbourhood Plan represents an important step forward and addresses many areas of concern in the community. However, in the short to medium term the future of the area remains complex with a range of opportunities and challenges emerging.

The development of the Neighbourhood Plan has removed much of the uncertainty regarding the future of local housing markets and as a result Council officers are now working closely with RSL partners to bring about investment in their existing stock with out any further undue delay. 

Additionally, officers are working with RSL partners to develop bids for funding from the Housing Corporation to support the redevelopment of cleared sites in the area at Nelson Street, Sowell/Bridson Street and the site of the former Widows’ Rest public house. Residents, Elected Members and other stakeholders will be fully involved in the development of proposals for these sites.
The emerging proposals for the relocation of Salford Reds raises opportunities regarding the potential redevelopment of the Willows. However it is recognised that current uncertainties about the details of any such proposals is a cause of concern to the local community that represents a significant challenge. The City Council and its partners will work with residents, Elected Members and other stakeholders to ensure that any development meets the needs of the community and enjoys its support.
In addition to these existing and emerging development sites the Neighbourhood Plan also highlights the possibility, subject to the results of the Employment Land Review, of potential for housing provision within the area to be expanded. This approach would be consistent with the City Council’s intentions to play a leading role in a Greater Manchester wide bid for resources under the Government’s Growth Point Programme.
In recent years there has been a substantial growth in the private rented sector in the area and, although this investment in the area is generally welcomed, concerns exists regarding the quality of property conditions and management standards delivered by some landlords. 

As a result of these concerns Weaste and Seedley has been identified as an area that would benefit from the introduction of Selective Landlord Licensing. The recent decision by the HMR Pathfinder to make substantial additional resources available to enhance the regulation of the private rented sector across Central Salford will allow selective licensing to be introduced in Weaste and Seedley significantly sooner than would otherwise have been the case. 

The HMR investment will also support additional officers tasked with dealing with empty properties, enforcement of standards around property condition as well as the promotion of the City Council’s Landlord Accreditation Service to deliver better standards of property management in the meantime.
In order to address community concerns regarding more vulnerable residents living in the area a detailed action plan has been agreed that will focus the efforts of a number of mainstream services, such as the Council’s Home Improvement Agency and Handyperson Scheme, in the area to ensure that anyone who may need their help knows how to contact them and receives any necessary assistance.
Langworthy
The area of the Langworthy ward that falls within the AOS is focused on the Pendleton Shopping Centre. 
The housing in the area is predominantly Council owned and faces significant challenges with much of it being tower blocks of flats.

In order to ensure that it has the scale of resources necessary to respond appropriately to these challenges, the City Council is currently promoting a bid under the Private Finance Initiative that will deliver over £100,000,000 of investment. 
Although the focus of this investment will be to ensure the Council’s stock in the area meets or exceeds the Decent Homes standard, improvements will also be made to community facilities and the local environment that will benefit the wider community.

Additionally, the PFI programme will also act as a catalyst to further investment in the area with several sites being brought forward for development as private sector and RSL homes to increase housing choice in the area.
APPENDIX 1

MSP Strategic Goals

In the original prospectus seeking HMR Pathfinder status prepared by the two cities stated the following:-

“The Manchester Salford Partnership has set out a transformational agenda.  The shift in the market necessary in these places will not be achieved by traditional strategies for renewal, improvement and remediation.  Rather there is a clear and pressing need for systematic interventions based on our capacity to link economic priorities with comprehensive spatial and investment strategies which will transform neighbourhoods into dynamic places to live and work.

We have developed clear criteria that will govern the way we will invest to deliver long term change.  We will invest in areas where:

· There is a desire within local communities for radical intervention in order to improve their quality of life, and a clear understanding of the implications of such intervention.

· There is a clear economic justification for investment, based on a robust analysis of the demand for higher quality housing linked to growth in employment and economic activity.

· There is clear commitment from the private sector, based on their confidence in the strategic framework established by the Partnership, to invest significant capital in the delivery of high quality homes and environments, building on the public investment already made.

· Investment is market led, based on clearly evidenced demand, and will generate significant leverage to further the objectives of the partnership.

· There exists a clear, integrated forward strategy for the development of sites created by clearance or acquisition that will contribute significantly to addressing a failure in the broader market.

· There exists an established strategic framework for appropriate wider involvement in key elements such as schools, transport and policing and a clear commitment from all partners to the delivery of that investment.

· There is a clearly articulated framework for monitoring the outputs, outcomes and impact of investment both in respect of housing and wider regeneration and for ensuring the delivery of value for money for the public purse.”

In its Scheme Update in 2006 the MSP supplemented and refined these objectives as follows:-

“Strategic Regeneration Framework’s (Central Salford URC Vision and Regeneration Framework) have identified those neighbourhoods and places where significant action needs to be promoted to address market failure and capture the opportunities to restructure the market.

The key priorities for the MSP are to: 

· Develop high quality, mixed tenure neighbourhoods of choice, based on sustainable urban densities that support a broad range of services;

· Integrate and align both public and private sector investment, to ensure key neighbourhood services such as schools and health services underpin areas where new housing is being developed;  

· Secure population and household growth through increasing the pace, scale, type and quality of new housing development; and
· Reduce out-migration and attract new residents through changing perceptions of the Pathfinder as a place to live.
The selection of the MIAs (Major Intervention Areas) has drawn heavily on the RFI (Research, Foresight and Intelligence) research around neighbourhood typologies and the Tracking Neighbourhood Change GIS system (an exceptionally powerful tool, and now fundamental to the future HMR strategy and to monitoring progress). MIAs have been identified where:

· A transformational agenda can be pursued to address dysfunctional housing markets or where there are significant opportunities to radically restructure existing housing markets that offer limited quality and choice

· Areas have been accorded priority status by relevant Strategic Regeneration Framework and key stakeholders, including priority for investment in the key facilities needed to develop neighbourhoods of choice. 

· A clear over-arching strategic vision and long-term plans exist for the renewal of housing and local services 

· Credible management and delivery arrangements are in place.

MIAs will deliver radical change and a number deal with neighbourhoods which have been in long-term decline. These areas will be the subject of significant housing and related investment that will radically transform neighbourhoods into neighbourhoods of choice - with a mixture of new and improved accommodation across a range of tenures in neighbourhoods with high quality social and community facilities.”

Finally, the 2008 Business Plan for the MSP states:- 

     “Market Restructuring: The Core Challenge

The core challenge, set out in the original prospectus, remains with:

· The need to address the very poor neighbourhood conditions prevalent across the Pathfinder, one of the major barriers to securing the higher levels of development required by RSS and the new Growth Point proposal – fundamental to providing a housing market which supports economic growth;

· The inability/unwillingness of the private sector to lead and manage the complexity of re-modelling, renewal, site assembly and new development, involving long programmes of consultation, preparatory work and construction to fundamentally change the conditions of blighted neighbourhoods; and

· The increasing challenge of managing neighbourhoods where the private rented sector is increasing the fragility and sustainability of communities, even where house values have risen; and where new approaches to affordability, low cost home ownership and neighbourhood management are needed to ensure social cohesion.

These factors, driven by the evidence base, indicate the need to continue the work in key neighbourhoods where the process of restructuring is underway and develop new tools to deal with issues such as affordable home ownership.”

APPENDIX 2

Higher Broughton MIA – Overview

A review of the Higher Broughton MIA revealed that although there had been some significant positive changes in the housing market indicators, there is a continued fragility to the housing market across the area with identified hot spots of significant decline and continued differences between city and regional averages.

· Vacancy rates in the area fallen from around 15% to just over 11% between March 2005 and June 2007, this compares to the Salford average of 3.1 %. 

· Despite significant clearance in Higher Broughton the area is still dominated by 2 bedroom terraced stock and the quality and choice of housing across the area as a whole remains poor.  

· The area has a larger than average number of privately rented properties and houses in multiple occupation than other parts of the city.  

· Although house prices in the area have risen steadily throughout the life of HMR they have risen more slowly than for the Pathfinder area as a whole (149% compared to 212.9%) and are still significantly below the average for Salford (£123,183 compared to £142,214).

These factors all have impacts on the sustainability of the area and demonstrate the need for continued significant intervention by the Pathfinder.

Gainsborough Street Area - Challenges

· The Gainsborough Street area exhibits very high levels of private rented housing at 39% of total stock, compared with a Salford average of 8%, and 10% for England and Wales (source: Census 2001).  

· Evidence indicates that during 2001 to 2006 approximately 83% of properties sold in the area were bought by private landlords. This rapid growth of the private rented sector has been driven in large part by substantial immigration of residents from the enlarged European Union, the sustainability and longevity of this demand is largely unknown and the growth of private renting in the area must therefore be viewed as potentially destabilising the local housing market.

· The community within the area is relatively unstable, with more than 50% of residents having lived in the area for less than 5 years and 25% for less than 12 months. Moreover a third of respondents indicated that they intended to move away from the area within the next 1-2 years.

· When asked their views on the area residents particularly referred to the poor quality of the environment and crime/disorder as being major problems. These were also the main reasons why many were looking to leave the area.

· There is also a relatively high level of ethnic diversity within the community. 41% were white British, whilst 22% were Polish and17% were of Pakistani origin. In total at least 14 different ethnic groups were represented in this relatively small neighbourhood. Although the City Council is committed to embracing diversity such rapid and complex changes in such a limited area inevitably places additional pressure on services.

Rock St Area – Challenges 

· Owner occupation at 15.6% is below average.

· The dominant tenure here is social rented (72.8%) with large numbers of pavement terraced stock in RSL ownership.  

· 18% of households in the area are living in shared or converted houses, (Salford average 1.9%, national average 4.4%).

· Turnover of RSL is high at almost 15% (2006/07), this compares 7.75% for neighbouring council owned estates.

· 10% of properties in the area had been empty for 6 months or longer (Salford average  3.1 %.)
· 77% of house sales during the period January 2001 to December 2006 went to investors and only 18% to owner occupiers.

· 15.2% of households in the area are headed by a lone parent compared to 8.01% for Salford as a whole.

· The Black and Ethnic community in the area (10.65%) is almost three times the average for Salford (3.86%).

· Crime and anti-social behaviour are also significant issues.

Proposed Actions

Provision was made within the 2006-8 programme for significant site assembly within both the Gainsborough Street and Rock Street areas. In light of changes in the local housing market it is no longer felt that this level of intervention is appropriate.

A more balanced programme of intervention is needed to tackle the housing challenges outlined above. This would include:-

· improvements to retained stock through a programme of block schemes,

· pockets of remodelling to improve the accessibility and security, 

· selective clearance on a modest scale to improve linkages within the areas and to address the worst properties,

· provision of relocation assistance to those residents affected by clearance.

The key aims of the programme would be to:-

· increase confidence in the local housing market, 

· promote owner-occupation in the areas 

· supporting existing investment in adjacent areas.
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