Manchester City Council
Core Strategy: Issues and Options

Issue 4: Housing

Question 19: Size, Type, Tenure of Housing
In addressing this issue in the LDF the council should be guided by the results of its Strategic Housing Market Assessment and seek to devise sensible policies in conjunction with house builders rather than seeking to impose requirements on them. If the local authority planning departments are to become involved in this, which seems inevitable, it would seem sensible to adopt a flexible approach which could be applied by all developers.  
Question 20: Affordability 

The Council should use the results from its Strategic Housing Market Assessment in order to inform the evidence base for any affordable housing policies. The Council must be realistic when determining affordable housing requirements. In relation to affordable housing provision, proper and full regard must be had to the overall viability of schemes in setting any requirements. It should be remembered that in order to make housing more affordable, there needs to be more housing built in total. There should also be a flexible approach to the delivery of any affordable housing requirement, taking on board whether or not public grant funding is available. If not, then an alternative approach/requirement has to be properly considered. Should more affordable housing be required, the selling price of the market housing will theoretically need to be increased in order to cover the costs of providing more as the developer gets the least returns from this affordable housing products. However, as you will be aware the sales price of new housing must also echo/reflect the second hand market price. Thus the only alternative is for a developer to try and reduce the land price (ie "the residual land price) which requires a landowner to accept a lower land price. Past experience shows that this will reduce the supply of suitable land onto the market (as evidenced when Development Land Tax was imposed) and hence reduce housing supply. This will ultimately widen the affordability gap.  Therefore, it is essential that an appropriate balance be struck in order to balance needs.
Overall the Council should use the evidence base to develop a realistic target for affordable housing provision. Ensuring that targets are indicative rather than prescriptive. 

Question 23: Environmental Standards
The Council should increase the environmental standards of new housing through the Code for Sustainable Homes as this is a nationally agreed timetable for the improvement of environmental standards in new housing. The development industry has signed up to the target of all new homes being built to an agreed zero carbon standard by 2016.  In order to achieve this, the industry should be able to rely on a clear national framework and timetable for the necessary changes in building regulations. This approach will enable industry to work with greater confidence and efficiency to find the best means of delivering homes to the new standard in the volumes needed. There is a danger that new technologies may be introduced prematurely to address locally imposed requirements rather than using nationally proven methods. A nationally agreed framework is the best way of ensuring all new homes are carbon zero by 2016. Staged national delivery of improved levels of the code for sustainable homes will ensure pioneering technologies are robust, meet customer expectations and are backed by proper warranties. A multitude of differing targets around the country put these efforts at risk. It is important that all LPAs: accept this framework as a legitimate national route for effective progress, and; do not take it upon themselves to try to move faster than the timetable outlined in the national documents.

Issue 6: Environment 
See above comment to question 23. 

Issue 10: Planning Gain 
Developer contributions should be linked to the impact the development makes on the surrounding area to be in accordance with current Section 106 contributions. these must be sought in accordance with Government policy guidance in Circular 05/05 until such a time as that guidance is superseded by any replacement taxation mechanism. That means developers should only be expected to provide for those facilities which are made necessary by the development proposed and not simply in order to make up for existing deficiencies in provision or provide benefits for the community at large. 
All development should contribute to these requirements; commercial or residential. For example, it is quite normal for an office development to include open space provision for sitting out. Equally, developments in town centres should contribute to the provision of civic spaces. About 33% of working hours are spent at work and so there is no reason for housing only to require the enjoyment of open space to be provided.
  
In terms of exceptions in accordance with the above comment some development may not require certain types of developer contributions, for example a sheltered housing scheme will not require playing fields.  

8. Options     
On the matter of the locational strategy, it is clear there will be a need for both greenfield and brownfield development. It should be noted that planning always works best when it works with, rather than against the market. The more appropriate approach for the area would be to continue to provide housing in the popular parts of the area so as to secure economic growth and provide higher quality environments that are considered to be required while at the same time bringing up the standard of the environments in the HMRA’s so that people and investors decide to move and invest there rather than making it the only choice. If such locations are perceived as the choice of last resort then the pressure will continue to be for such areas to lose investment and mobile populations. Areas of regeneration should be encouraged but not to the detriment of other housing allocations. In general these sites have other constraints that prevent the development taking place in the short term and so the housing element could get held up and not come through in the expected timeframe. New housing should be distributed across the area but concentrating in areas of high demand.

