Open Space Associated with New Housing Development

Supplementary Planning Guidance

INTRODUCTION:

The City of Salford’s adopted Unitary Development Plan (1995) policies H6 and H11 seeks to secure new open space or open space improvements as part of new housing developments. This Supplementary Planning Guidance (SPG) has been prepared to supplement these policies and clarify how these policies will operate in practice.

The City Council recognises that new housing developments are likely to increase demands on existing local open space provision. Recreational open space provision is an important component of the urban area and contributes significantly to quality of life within the City. The approach advocated in Policy H6 places the responsibility for this provision with the developer and the SPG seeks to ensure that recreational needs are not seen as peripheral to the functioning of the development.

KEY PROVISIONS:

The key provisions guiding the implementation of this policy include:

· The policy will apply to any development of 50 bedspaces or more, which incorporates 1 or more dwellings designed primarily as family accommodation (i.e. contains 2 bedrooms, see Table1).

· The policy requires an appropriate capital contribution for the provision of open space facilities which may be provided on site or off site. 

· The policy will seek an open space requirement of 0.06 ha per 100 bed spaces, split into 1/3 formal provision and 2/3 informal provision.

· The calculation of formal open space contributions is based on the contract cost of an equipped children’s play facility.

· All open space contributions will require adequate maintenance contribution equivalent to ten years costs.

· The open space provision will normally be achieved through a Section 106 (s106) agreement.

· The policy will apply to outline and full planning applications.

1 bedroom dwelling
=
2 bed spaces

2 bedroom dwelling
=
3 bed spaces

3 bedroom dwelling
=
4 bed spaces

4 bedroom dwelling
=
5 bed spaces

5 bedroom dwelling
=
6 bed spaces






Table 1: Calculation of Bed spaces

For developments comprising 200 bed spaces or more the starting point for the open space policy is for on-site provision. Exceptions to this policy may be as follows:

· Where the Urban Open Space Strategy highlights an existing area for improvements within easy walking distance.

· Where the open space cannot be achieved without creating future amenity problems.

· Where an on-site open space contribution would result in the creation of small areas of open space which serve little or no real recreation purpose.
The type of formal provision will depend on the demands likely to be generated by occupiers of the development and the needs of the local area. Examples of open space improvements that could be provided through policy H6/H11 include:

· Provision of equipped children’s play space/ ball court/ skateboard parks;

· Laying out new or enhancing existing informal open space, for example through improvements to landscaping, footpaths, seating, lighting;

· Provision/improvement of new sports/recreation facilities, for example multi-use games courts/ sports wall/ improvements to changing facilities/ mini soccer pitches;

· Improved facilities in the local park, for example, tennis courts, pavilions, security;

· Environmental projects as part of an improvement to an informal recreation site;

· Improving accessibility, including road safety measures.

PUBLIC CONSULTATION EXERCISE:
Architects, house builders, developers, members of the public and other interested groups are being invited to review the guidance before it is issued in mid August.  They will be able to make formal representations as part of a public consultation lasting six weeks starting Monday, 7th July.

The document ‘Supplementary Planning Guidance for the provision of open space and recreation space associated with new residential development’ has been posted on the council’s website www.salford.gov.uk/planning/spg9.shtm.  

Copies can also be obtained from the development planning section at Salford Civic Centre by telephone on 0161 793 3659, by fax on 0161 793 3667, or by e-mail from elizabeth.dixon@salford.gov.uk   

Following the end of the consultation period all representations received will be carefully considered by the Council and the SPG will be redrafted accordingly, prior to being formally adopted by the Council as Supplementary Planning Guidance.

UNITARY DEVELOPMENT PLAN POLICIES

H6 Open Space Provision Within New Housing Developments 

(Part 1 policy)

In considering planning applications for developments incorporating dwellings designed for predominately family accommodation, the City Council will seek to ensure the adequate provision and future maintenance of facilities for informal open space and children’s play.

Reasoned Justification 

This policy seeks to ensure that an adequate level of informal open space and children’s play provision is made within new housing developments in order to meet the needs of local residents.

The creation of new areas of open space can be particularly important in densely developed area of the City where the existing level and distribution of open space may be inadequate to meet the needs of the local community and where additional housing development will place increased strain on existing open space provision. Specific standards for open space provision within new housing developments are given in policy H11.
H11 Open Space Provision Within New Housing Developments

(Part 2 policy)

For housing developments comprising more than 200 bed spaces, the developer, in conformity with Policy H6, will be required to provide open space in accordance with the following sliding scale:

200 bedspaces

0.12 ha (0.3 acres) of open space

400 bedspaces

0.24 ha (0.6 acres) of open space

600 bedspaces

0.36 ha (0.9 acres) of open space

800 bedspaces 

0.48 ha (1.2 acres) of open space

1000 bedspaces
0.60 ha (1.5 acres) of open space

Over 1000 bedspaces
0.12 ha (0.3 acres) for every additional 200 bedspaces provided

This open space provision will normally consist of two thirds casual or informal open space and one third equipped children’s play space.

For developments of between 50 and 200 bedspaces an area of open space shall be provided within the site commensurate with the scale of the development, or alternatively a contribution shall be made to the satisfaction of the Local Planning Authority.

Developers will normally be required to enter into legal agreements to secure the provision and maintenance of all Public Open Space of principal benefit to the development itself, or where appropriate, to secure the provision and maintenance of Public Open Space elsewhere in the local area commensurate with the likely increase in demand generated by the development.

Reasoned Justification

This policy will ensure the adequate provision of open space in new housing developments in accordance with policy H6.

The open space and children’s play areas provided must be suitable in terms of size, location, topography and layout and should be designed as an integral part of the housing scheme. Fragmented areas of incidental open spaces and areas which are generally out of sight should be avoided.

For developments of less than 200 bedspaces, the rigorous application of standards may result in the creation of small open space areas which may serve little or no real purpose. However, on the basis that any housing development of fifty bedspaces or more is likely to increase demands on existing local open space provision, the City Council may seek a planning obligation from the developer to undertake improvements to existing open space areas or recreation facilities.

Developers will normally be expected to enter into legal agreements to secure the proper maintenance of open space areas created in accordance with the requirements of this policy. This agreement will normally require that the open space is maintained by a specified person with an interest in the land to the satisfaction of the City Council, or alternatively, that a sum of money be paid to the City Council which should normally be the commuted equivalent of ten years maintenance costs.

SCHEDULE OF FINANCIAL CONTRIBUTION REQUIREMENT

	No. Bedspaces
	Open Space Requirement (ha)
	Equipped Play Requirement
	Capital Cost £
	10 year Maintenance Cost £/annum
	10 year Maintenance Cost for Existing Sites
	Informal Open Space Requirement
	Capital Cost £
	10 year Maintenance Cost £

	50
	0.03
	100m2
	21,268
	2,586
	1,986
	200m2
	3,500
	1,000

	100
	0.06
	200m2
	36,967
	2,945
	2,345
	400m2
	7,000
	2,000

	150
	0.09
	300m2
	45,468
	2,945
	2,345
	600m2
	10,500
	3,000

	200
	0.12
	400m2
	66,999
	4,025
	3,425
	800m2
	14,000
	4,000

	400
	0.24
	800m2
	104,869
	4,025
	3,425
	1600m2
	28,000
	8,000

	600
	0.36
	900m2
	142,740
	5,104
	4,504
	2400m2
	31,500
	12,000

	800
	0.48
	900m2
	142,740
	5,104
	4,504
	3200m2
	31,500
	16,000

	1000
	0.60
	900m2
	142,740
	5,104
	4,504
	4000m2
	31,500
	20,000


These costs relate to 2003 prices. 

It should be noted that a detailed breakdown of rates for grounds maintenance works can not be made available as this work is subject to competitive tendering.

These costs do not include the cost of Clerk of Works, which will be additional to the above rates.
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