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REPORT OF THE STRATEGIC DIRECTOR FOR HOUSING AND PLANNING


TO THE LEAD MEMBER FOR PLANNING ON 12th December 2005;


TITLE: Salford’s Residential Development and Land Supply, 2004-05

RECOMMENDATIONS: 

That the Residential Development and Land Supply Report for 2004-2005 be noted.


EXECUTIVE SUMMARY: 

This report provides a brief overview of Residential Land Supply in the city for the period 2004-05, summarising the main points contained in the attached appendix ‘Residential Land Supply Report 2004-05’.


BACKGROUND DOCUMENTS: 

(Available for public inspection)

· N/A


ASSESSMENT OF RISK: N/A

	


SOURCE OF FUNDING: N/A

	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS


Provided by: Ian Sheard (793 3084)

2. FINANCIAL IMPLICATIONS

Provided by: Nigel Dickens (793 2585)

3. PROPERTY (if applicable): 

N/A

4. HUMAN RESOURCES (if applicable): 
N/A

	


CONTACT OFFICER: Paul Holme, Principal Planning Officer (Information).


WARD(S) TO WHICH REPORT RELATE(S): All Wards


KEY COUNCIL POLICIES: UDP


DETAILS (Continued Overleaf):

Introduction

1.0
The City Council is required to monitor the development of new housing and changes to the city’s Residential stock through conversion and change of use developments. The requirement as outlined in Planning Policy Guidance Note 3 (PPG3 – 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 return to the ODPM.

1.1
The attached Appendix/Report ‘Residential Development and Land Supply in Salford, 2005’, has been provided for information. It summarises the main residential development trends in Salford for 2004-05, and also presents information on past development trends. 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 our website, and additional hard copies of the report (including a large scale plan) will be available to purchase at a cost of £25.

1.2
The report includes the following:

· Numbers of dwellings provided in the plan area;

· Numbers of dwellings provided on windfall sites;

· The variety of types and mix of sizes of housing;

· 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

1.3
Over the last 12 months there has been a fundamental change in Salford’s housing market. The Residential Land Report for 2004-05 shows that Salford’s housing market is becoming increasingly dynamic, and that growth of the residential market in the City Centre and the announcement of Housing Market Renewal for the Manchester/Salford Pathfinder is already seeing the beginnings of a process of successful regeneration in attracting new residential development to the city. The numbers of dwellings with planning permission have increased dramatically, and the increase in the number of completed dwellings shows improved confidence in the city’s housing market by developers. Table 1 below demonstrates the changes to the housing stock in Salford over the past twelve months.

	Table 1 - Housing Flows 1st April 2004 to 31st March 2005

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

	Local Authority
	28,346
	0
	-927
	0
	0
	-746
	26,673
	-1673
	-5.92%

	RSLs
	5874
	38
	0
	0
	0
	0
	5912
	38
	0.66%

	Private
	67,278
	1547
	-183
	0
	4
	746
	69,392
	2114
	3.13%

	TOTAL
	101,498
	1585
	-1110
	0
	4
	0
	101,977
	479
	0.47%


1.4 Regional Planning Guidance for the North West (RPG13) sets an annual average target for housing provision of 530 new dwellings (net of clearance) for Salford, between 2002 and 2016. Table 1 below, demonstrates Salford’s excellent performance over the first three years of the RPG13 plan period.

	Table 2 - Residential Development 2002 to 2005

	Year
	Additions
	Reductions
	Net Change

	2002
	677
	388
	289

	2003
	1,165
	283
	882

	2004
	1,622
	1,143
	479

	TOTAL
	3,464
	1,814
	1,650

	Annual average
	1,155
	605
	550


1.5 Although development trends over the first three years of the RPG13 period have fluctuated in Salford, the annualised average over the period (2002 to 2005) demonstrates a close correlation between predicted and actual residential development trends. In terms of the latest financial year (2004 to 2005), Salford experienced a net increase of 479 dwellings to the overall housing stock, which consisted of 1,622 gross additions and 1,143 gross losses (i.e. demolitions). In contrast, during the previous financial year (2003 to 2004) there were less completions (1,165 dwellings) and less demolitions (283), meaning that a net increase of 882 dwellings was provided in the city.

1.6 The significantly lower net residential growth during 2004-05 can be attributed to a substantial increase in demolitions that year. The 1,110 demolitions were predominately within the local authority stock (927 dwellings), and were focused within Broughton, Irwell Riverside, Langworthy and Little Hulton wards. In terms of the private sector demolitions they were generally concentrated (167 out of a total of 183 total demolitions) within the Langworthy ward.

Previously Developed Land

1.7 94% of the 1,622 additional dwellings were on previously developed (brownfield) land and only 6% on greenfield sites. This is well in excess of the national 60% target for building on brownfield land (BVPI 106), and also better than the 90% target for the city set by RPG13.

Type of Development

1.8 There has been a shift over recent years in the housing market within the city, in that the type of new residential accommodation being provided has shifted from being mainly houses to mainly apartments. This is highlighted in 2004-05 when there was a higher proportion of flats/apartments (68%) built than houses (32%). However, it is worth noting that more houses were built 2004-05 than in any of the previous 4 years. It is noticeable that the vast majority of the flats/apartments being built have been 1 and 2 bedroom. In contrast, over 450 of the 513 whole houses or bungalows completed were 3 bedrooms or more.

1.9 Past development trends show that between 1st April 1996 and 31st March 2005 a total of 7,520 additional dwellings have been provided in Salford, of which 6,846 (91%) are from new build developments. The remaining 647 (9%) are from conversions and changes of use. The vast majority of these new build properties were within the private sector, with less than 10% of the total going to registered social landlords and local authorities combined.

Location of Development

1.10 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 over one-third of all completions that have taken place within the city over the 2004 to 2005 period. Smaller but significant levels of completions also took place within the wards of Weaste & Seedley, Swinton North, Pendlebury and Cadishead.

1.11 There is also a significant amount (approx. 9,000 dwellings) of supply in the pipeline that has planning permission but has yet to be implemented. Of this total unimplemented supply, two-thirds is situated within the Regional Centre, with other concentrations in Eccles and Cadishead. 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 100 dwellings.

Density of Development

1.12 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 1996 to 2005 was 40 dwellings per hectare. Future densities look set to increase, with the average density of sites with planning permission being 77 dwellings per hectare, which is partly down to a significant proportion of permissions 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 30 dwellings per hectare density and a higher 50 dwellings per hectare in town centres and other highly accessible locations.

Conclusion

1.13 The ‘Residential Development and Land Supply Report 2004-05’ 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 most evident within the Regional Centre, and the challenge will be to ensure that the high level of developer interest spreads across the rest of the HMR area, supporting the city’s ongoing regeneration.

1.14 There is a clear trend towards increased house building within the city. Over the last few years this has been largely down to the construction of apartments within the Regional Centre, but the significant number of houses (i.e. 513 new houses compared to a 350pa trend over the previous four years) constructed in 2004-2005 indicates that activity elsewhere is also increasing. The main house building during 2004-2005 has taken place in areas such as Swinton/Pendlebury and Irlam/Cadishead, rather than within Ellenbrook and Boothstown, which past trends highlight as providing the focus for the majority of new house building within the city up until the year 2000.
1.15 The scale of the supply of planning permissions indicates that dwelling completions are likely to increase further in the future, again with a strong emphasis on high density apartments within the Regional Centre. However, as the HMR programme progresses there should also be a significant increase in new dwellings within the rest of Central Salford, with the first major residential applications within Lower Broughton and Lower Kersal & Charlestown to be submitted in the near future. This may be balanced to some extent by relatively high levels of expected clearance, particularly related to strategic site assembly within the HMR area.
1.16 Within this context, the new housing provision figure of 1,600 dwellings per annum net of clearance proposed for Salford in the interim draft Regional Spatial Strategy would appear to be challenging, particularly in the short-term as it represents a trebling of recent provision. However, in the longer term, an increase of that type of order will almost certainly be required if the city council's ambitions for Salford's regeneration and a reversing of its population decline are to be achieved. The exact scale of what is achievable will be partly dependent on issues such as the economic fortunes 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 residents, and the provision of supporting facilities and infrastructure. The Greater Manchester authorities are currently undertaking work to test the interim draft RSS housing figures, to ensure that they support the overall strategy for the sub-region and specific objectives such as maximising the reuse of previously developed land. Initial assessments indicate that the supply of previously-developed land should not be a restricting factor on housing supply within Salford, even with a continuing strong protection for existing employment areas.
1.17 These changes to the residential development market will become more evident as monitoring continues in Salford’s ‘Annual Monitoring Report’, and the issues will be addressed as appropriate in future Local Development Documents, such as the Core Strategy DPD and the Housing Market SPD.
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