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1.

Introduction
1.1

Bolton Council, Bolton Community Homes and Bolton at Home (collectively Bolton)
commissioned a ten year Housing Delivery Plan in order to help inform the production of
Bolton’s Housing Strategy and support Bolton’s ambitions for housing growth and balanced
communities. The plan reviews housing evidence from a range of sources and is based on the
need to provide 726 new homes each year as per the Greater Manchester Spatial Framework
(GMSF) projection.

1.2

Although, part of the Manchester City Region, Bolton has a distinctive self-contained housing
market, within that there are local housing markets of distinct character. The Housing Delivery
Plan considers the housing needs of households, their aspirations and expectations,
demographic changes and the need of particular types of dwellings. The right housing supply is
also crucial to support sustainable economic growth. There will need to be a mixture of tenures
and sizes, mainstream homes, homes for older people and affordable homes.

1.3

The plan reviews land capacity opportunities based on brownfield sites with and without
planning permission, council-owned Greenfield sites and empty homes. There is capacity for
several thousand homes and opportunities exist in all area that provide the chance to develop
homes for all needs. However, many would need interventions to enable development and
continuing land supply.

1.4

The report sets out barriers to development and the required steps to encourage, promote and
accelerate development of all kinds on a wide range of sites. The plan shows how the
interventions can be used on a range of sites and tenures based on the reasons they are not
being developed.

1.5

The Council’s existing plans for the town centre are progressing well and involve significant
intervention that has been agreed and is now being implemented. This is considered a standalone project and, as a result, sites in the town centre have been excluded from this plan.

1.6

Campbell Tickell working with arc4 and Red Loft have produced this report and would like to
thank Bolton’s officers for their support during the process.
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2.

Housing Evidence Base
2.1

Evidence is based upon data and information from a number of sources, mainly:
• Official population and household projections published by the Office for National Statistics
(ONS)
• Land Registry price paid time series and Zoopla rental data
• Data from the census 2001 and 2011 and Valuation Office Agency (VOA)
• Data supplied by the council e.g. the housing register and supply data
• Other local authority level data published by the government
• A household survey commissioned by the council and undertaken by arc4 in 2015
• A survey of estate and letting agents

2.2

Key outputs have been derived from models using these data. The models used are
identified below.

2.3

Analysis has been undertaken at the borough level and defined sub-areas as follows:
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2.4

Individual sub-areas have quite different housing and household profiles from each other in
terms of:
• Tenure
• Type and number of bedrooms
• Household composition
• House prices and income required to service rent and mortgage costs

2.5

Supporting data is shown selectively in this chapter. Larger tables are included in
Appendix 1 and are cross referenced with a prefix ‘A’.

2.6

A key finding is that over 50% of Bolton’s housing is in the form of 3 or 4-bedroom houses as
illustrated in Figure A1 (see Appendix 1) whereas in Table A1 (see Appendix 1) nearly 70% of
households comprise of one or more adults with no children or have non-dependent children.
As proportions vary across the sub-areas the mismatches between dwelling size and household
size/type can be extreme.

2.7

For example, there are virtually no houses or bungalows in the town centre. Tong and
Breightmet has the largest proportion of 3-bedroom homes, Over Hulton has the smallest
proportion of flats, Heaton and Lostock has the largest proportion of 4-bedroom homes and the
largest proportion of bungalows.

2.8

Over Hulton has the largest proportion of couples one or both aged over 65 years and the
largest proportion of owner-occupied homes and bungalows. Westhoughton with Chew Moor
has the highest proportion of families with children aged under 18. Halliwell and Crompton has
the largest proportion of single parent family households. Little Lever, Great Lever and Kearsley
is the sub-area with the largest proportion of lone parents with children aged under 18 years.

2.9

The town centre profile is notable for its high proportions of private and affordable rented
housing, flats, single person households, student households and low house prices and rents.

2.10 There are also significant trends affecting Bolton’s housing market:
• Tenure preferences shifting from owning to renting;
• Price trends; and
• Demographic trends
2.11 The latter is particularly significant due to the effects of an ageing population and low birth rate
which will increasingly conflict with the current dwelling stock profile.
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Figure 1 Projected change in the age structure of Bolton’s population 2018-2035
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2.12 Figure 1 shows a net increase of 12,200 people mostly aged 65 years or older over the
18-year period this is 678 per annum overall.
2.13 The sub-areas in Table 1 display significant variation in dwelling prices (all types) which will limit
the ability of many households to find more suitable accommodation at a price they can afford.
Bolton town centre has the lowest median prices but not the lowest median private rents. Over
Hulton had the highest 25th and 50th and 75th percentile house prices however, Horwich and
Blackrod has the highest mean house prices.
2.14 Detailed evidence in Table A2 (Appendix 1) shows that if price paid is analysed by type, we find
that the Heaton Lostock and Smithills area had the highest mean prices, 50th and 75th
percentile prices for detached houses.
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Table 1: Mean and key percentile of prices sold 2017
Sub-area

25th percentile

Mean

50th percentile

75th percentile

Astley Bridge, Bromley
Cross and Harwood

129,225

194,533

167,250

225,000

Bolton Town Centre

55,000

180,406

60,500

86,000

Deane, Derby, Daubhill
and Great Lever

66,000

113,207

87,250

123,000

Farnworth with
Harper Green

72,000

182,123

93,995

122,500

Halliwell and Crompton 69,000

116,412

92,000

131,000

Heaton, Lostock
and Smithills

131,000

210,662

140,000

242,750

Horwich and Blackrod

98,000

267,192

135,000

185,000

Little Lever, Darcy
Lever and Kearsley

90,000

148,309

124,000

165,000

Over Hulton

162,000

223,940

200,000

264,000

Tonge and Breightmet

87,250

124,395

131,000

131,000

Westhoughton with
Chew Moor

105,000

218,248

140,000

201,250

Bolton

86,000

176,406

31,000

175,000

Source: Land Registry
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2.15 The significant trend of a shift from owning to renting (Figure 2) has caused agents to consider if
the small investor business model for the private rented sector can deliver the additional housing
that is required.
Figure 2 change for each main tenure 2001-2011

Percent
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-60.00
Owned
Bolton
N.W. Region
England

-1.32
-0.33
-0.56

Shared
ownership
-7.21
-4.20
29.97

Social
rented
0.49
-2.50
-0.94

Private
rented
144.21
92.84
82.38

Living
rent free
-31.66
-35.49
-29.59

Source census 2001 and 2011

2.16 As well as reviewing quantitative data on the characteristics of sub-areas, interviews and
observations revealed that:
• The borough, although part of the Manchester City Region, has a distinctive self-contained
housing market;
• Within the borough; there are local housing markets of distinct character;
		 High quality residential areas to the north south and west (to the north: Turton (i.e.
			 Egerton, Toppings) Bradshaw and Harwood, to the south Over Hulton; to the west: 		
		 Lostock);
		 Horwich and Blackrod to the west
		 Semi-rural towns and villages to the south of the M61; (Westhoughton Chew Moor);
		 The ‘Lever’s and Farnworth to the south east;
		 Bolton town centre broadly within the A58 ring road.
• There is currently little large-scale new build occurring in the borough although stakeholders
		 are aware that much is planned;
• All agents told us that the under supply of housing suitable for elderly downsizers was
significant and needs to be addressed. Agents in two areas thought there was a need for 		
larger homes for growing families especially first-time movers; even with low house prices, 		
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demand for private rented sector housing is thought to be increasing, but agents told us that
investors are not keeping up with rising demand in parts of the borough as some are leaving
the sector
• Concern was expressed about the quality and future direction of Bolton town centre and its
		 residential offer due to low values which have remained flat, little to attract demand from the
residential sector and capacity being marketed toward the student housing investor; however
• There is evidence that Bolton’s strategies regarding mills and associated terraced housing 		
has been successful in that we observed little in the way of disrepair and weak markets in 		
areas surrounding the remaining mill buildings.
2.17 Overall, the estimates of housing need and future requirements are driven by projected change
over time in the population and the characteristics of households and the largely fixed
characteristics of the housing stock. Put simply there is a growing mismatch between the size
and type of Bolton’s housing stock and the households that need to live in it. This results in a
future housing requirement some of which will be for affordable housing due to the inability of
some households to afford market housing.
2.18 The scale and characteristics of the housing requirement are considered in the next section.

Housing need and affordable housing
2.19 This section summarises the key findings of analysis into the future housing requirement.
Separate analysis has been undertaken for assessing the future net requirement (need minus
supply) due to households in need of more suitable housing, the extent to which this is need for
affordable housing and the impact of demographic change on the size and type of housing that
would be needed in future.
2.20 In Table 2, analysis has identified a total of 14,261 existing households in housing need,
representing 11.9% of all households across the borough based on household survey evidence.
A greater proportion of households living in the private rented sector are in some form of
housing need, but a greater number are owner occupiers.
Table 2: Housing need by tenure
Tenure 		No. H’holds in need

% H’holds in need

Total no. households

Owner Occupier		7,971			10.4			76,313
Private Rented		4,154			22.7			18,285
Affordable		

2,136			

8.5			

25,136

Borough Total		14,261			11.9			119,734
(All households in need)
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2.21 In Table 3, the household type with the largest proportion of households in need is ‘lone parents
with 3 or more children aged under 18 years’. The household type with the largest number in
need is ‘single adult (under 65)’ closely followed by couple only (both aged under 65).
Table 3: Housing need by household type
								No. H’holds
Household type					in need

% H’holds
in need

Total no.
households

Single Adult (under 65)					

2,404		

9.1%		

26,490

Single Adult (65 or over)				

995		

7.0%		

14,239

Couple only (both under 65)				

1,668		

8.4%		

19,887

Couple only (one or both over 65)			

1,792		

11.4%		

15,719

Couple with at least 1 or 2 child(ren) under 18		

1,201		

8.6%		

14,029

Couple with 3 or more children under 18		

1,186		

24.9%		

4,757

Couple with child(ren) aged 18+			

1,097		

12.6%		

8,738

Lone parent with at least 1 or 2 child(ren) under 18

542		

11.1%		

4,904

Lone parent with 3 or more children under 18		

859		

69.3%		

1,240

Lone parent with child(ren) aged 18+			

439		

9.8%		

4,483

Other								

2,077		

39.6%		

5,248

Borough Total (All households in need)		

14,261		

11.9		

119,7

2.22 A complex model recommended by the government, using a number of data sources including
household survey data, estimates that there is a net annual supply/need imbalance of 416
affordable dwellings across the borough.
2.23 Further analysis would suggest an affordable tenure split of 65% rented (social rent
and/or affordable rent), 35% intermediate housing, such as shared ownership.
2.24 In terms of the size of affordable dwellings (number of bedrooms) required, analysis estimates a
breakdown of 63.0% 1 and 2-bedroom homes, 22.4% 3-bedroom and 14.5% 4-bedroom
homes.
2.25 Based upon housing register information the age profile of applicants to the register is:
• 31.8% were aged under 30
• 21.7% were aged 31-40
• 29.5% were aged 41-59
• 17.0% of applicants were aged 60 and over
2.26 There is considerable variation of need for additional affordable housing across the sub areas.
Estimates suggest that some sub-areas have no or very small net imbalance between supply
and demand. However, the reasons for the scale of need are an interaction between a number
of contributing factors:
• The form and tenure of the local housing stock
• Household size and circumstances
• The price and affordability of housing to those in need
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• The location in which households choose for their next home and the volume of suitable
housing at the destination
• The supply of lettings from the stock; and
• Supply from new build currently being delivered
2.27 Bolton town centre has a ‘0’ net imbalance largely due to low prices and abundance of supply.
Over Hulton has a very small net imbalance with very little supply. Nearly half of the borough net
imbalance occurs in the sub-area called Deane, Derby, Daubhill and Great Lever, which
generated the greatest amount of housing need but with an average level of supply. Tonge and
Breightmet has significant need and supply. We were told that Breightmet in particular has a
large proportion of family homes in the social affordable and low-end private rented sector. As
such it houses a high number of households likely to be in need.
Overall dwelling type and demographically driven need 2.28 Here we consider the dwelling type
and size mix which is appropriate for the borough. There are two main data sources that inform
this analysis: household projections and data exploring the relationship between households
and dwellings derived from the 2015 household survey re-weighted in 2018.
2.29 MHCLG 2014-based household projections are used to establish the number of households by
household representative person (HRP) and household type and how this is expected to change
over the plan period 2018-2035. According to the official projections there will be a growth of
11,891 additional households by 2035. By understanding the age structure of these additional
households, we can see the relative impact of growth across the age groups.
2.30 Household survey data can be used to establish the relationship between HRP age group and
household type and the dwelling types and sizes occupied. The household survey also provides
data on household aspirations and what households would accept to move to. This data can
also be broken down by HRP age group and household type.
2.31 Table 4 summarises the outputs of the analysis described in paragraphs 3.13 and 3.14
Table 4A: Impact of change in households by age group on dwellings occupied:
baseline demographic
Dwelling type/size 		Age group of Household Reference Person
		
		
15-24 25-34 35-44 45-59 60-84
85+
Total
% 		
								change
1 bedroom house

5

-40

25

-17

80

21

75

0.6

2 bedroom house

121

-648

401

-223

1,068

608

1,328

11.2

3 bedroom house

87

-972

916

-533

2,965

1,391

3,853

32.4

4 or more bedroom house

60

-239

558

-330

1,314

331

1,694

14.2
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Table 4A: Impact of change in households by age group on dwellings occupied:
baseline demographic
Dwelling type/size 		Age group of Household Reference Person
		
1 Bedroom Flat

104

-238

152

-92

571

586

1,083

9.1

2 Bedroom Flat

84

-274

138

-79

528

535

933

7.8

3+ Bed Flat

5

-25

22

-9

41

46

80

0.7

1-2 Bed. Bungalow

3

-9

25

-45

929

1,110

2,014

16.9

3+ Bedroom Bungalow

0

-12

27

-30

463

278

725

6.1

1 Bedroom Other

0

-11

3

-1

7

21

18

0.2

2 Bedroom Other

3

0

8

-3

29

27

65

0.5

3+ Bedroom Other

0

-6

3

-1

21

6

23

0.2

Total

472

-2,475 2,279 -1,363 8,017

4,961 11,891 100.0

Table 4B: Impact of change in households by age group on dwellings occupied:
baseline demographic
Bedrooms required 		Age group of Household Reference Person
		
		
15-24 25-34 35-44 45-59 60-84
85+
Total
% 		
								change

12

1

109

-298

186

-121

888

901

1,666

14.0

2

211

-922

567

-338

2,325

2,007

3,849

32.4

3

92

-1,016 968

-574

3,490

1,722

4,682

39.4

4 or more

60

-330

1,314

331

1,694

14.2

Total

472

4,961 11,891

100

-239

558

-2,475 2,279 -1,363 8,017
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Overall dwelling mix by tenure
2.32 Table 5 summarises dwelling type/size and mix by market and affordable housing. This assumes
an annual target of 726 dwellings1 as set out in the Greater Manchester Spatial Framework
Revised Draft January 2019 and an affordable housing target of at least 25%. Analysis factors in
the dwelling type/size analysis carried out as part of the affordable housing need calculation.
Table 5: Overall dwelling type/size and tenure mix under the demographic scenario
Dwelling type/size 		Market (75%) 		Affordable (25%) 		

Total

1/2 Bedroom House		

76			

10			

86

3 Bedroom House		

195			

41			

236

4+ Bedroom House		

77			

26			

104

1 Bedroom room Flat		

9			

57			

66

2/3 Bedroom Flat		

46			

16			

62

1-2 Bedroom Bungalow		

90			

31			

121

3+ Bedroom Bungalow		

44			

0			

44

Table 7.1 of the GMSF Revised Draft January 2019 Annual Average of 726. Table 7.2 sets out phasing of 520 each
year 2018-23 increasing to 800 each year 2024-37

1

Table 5: Overall dwelling type/size and tenure mix under the demographic scenario
Dwelling type/size 		Market (75%) 		Affordable (25%) 		

Total

Other		7			0			7
TOTAL		544			182			726
House		 348			 77			 425
Flat		 55			 74			 128
Bungalow		 135			 31			 166
Other		7			0			7
Total		544			182			726
Dwelling type/size 		Market (75%) 		Affordable (25%) 		

Total

1		 20			 82			 102
2		 201			 32			 234
3		 246			 41			 287
4		 77			 26			 104
Total		544			182			726
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2.33 As noted above the household survey collected information on the aspirations and expectations
of households who told us they were likely to move home. This enables us to compare the
profile of the housing stock in terms of house type and number of bedrooms needed in several
scenarios:
• Now (the baseline)
• The profile needed taking demographic change into account (Table 5)
• The profile that is needed taking household aspirations and expectations into account
2.34 There is a slight difference in the expected increase in households in Table 4 (11,891) and the
number of dwellings projected using the GMSF annual target of 726 homes per annum
(12,342). This difference can be explained by different methods used to calculate the housing
need. The MHCLG household projections are based on recent population trends. The GMSF
target of 726 has been derived using the Government’s Standard Methodology. This approach
applies affordability uplift to official projected population and household growth to generate a
local housing need figure at the district level. The combined GM figure has then been redistributed between districts differently, through the Greater Manchester Spatial Framework
process. Therefore, both numbers relate to slightly different things but both are a reasonable
expression of the number of households and expected dwelling growth across Bolton.
2.35 The Housing Delivery Plan is based on the need to provide 726 new homes each year; however,
some statistics that inform the type of homes to be provided from the 726 new homes are
based on population figures shown in section two.

Specialist accommodation for older people
2.36 The above housing estimates concern the need for mainstream housing. Other options are
available to older people, some of which are outside the housing system – e.g. residential care
with or without nursing. The baseline provision of all forms of housing for older people is listed in
Appendix 1 (Table A3) together with information about the distribution of older person
households across Bolton (Table A1).
2.37 Implications of these data moving forward are considered in Section 3.
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3.

Housing preference
Notes on this section
3.1

Where Section 2 assesses housing need, this section assesses housing preference. The
purpose of this section is to add information to the housing need statistics from Section 2, to
understand how housing preference differs from housing need and how the delivery plan needs
to take account of this.

3.2

This requires a realistic and pragmatic assessment of the housing need statistics and an
understanding of how behaviour, rather than need, affects housing choice. Without this context,
a plan to deliver homes to meet the statistical need would almost certainly fail to provide homes
that people choose to live in.

3.3

This results in more homes being required than the need suggests because, unlike housing
needs data, it does not assume that every existing home will be in demand and used to its
capacity. This section assumes some existing homes will not be in demand and additional new
homes are, therefore, required to compensate.

3.4

While this section suggests more homes are required, it is important to realise that this does not
mean conventional methods of delivery should be encouraged to develop more homes and it
should not be used by housebuilders to justify higher density development or the use of
unallocated land. The increase in conventional methods of delivery will result in more identical
homes being provided when the actual demand is for homes that are not being provided by the
market. For example, housebuilders could develop conventional four-bedroom houses, when
the need is for two-bedroom houses and flats. The provision of four-bedroom houses in this
case uses land that could be used for smaller homes and does little to meet the communities’
needs and preferences.

3.5

Converting the statistics into a delivery plan involves a number of assumptions. They are
explained throughout this section but they are summarised in Table 6 .
Table 6: Summary of assumptions made in Section 3
Assumptions
Many households under 35 live in smaller homes and homes that appeal to first-time buyers.
Majority of households in the 35 to 60 age group will require family-sized homes.
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Table 6: Summary of assumptions made in Section 3
Assumptions
The housing preference of people over 60 (apart from those needing specialist housing or
residential care) will be similar to younger households with families. They will want to live in
homes they have lived in for a number of years.
A significant number of older people will not choose to live in smaller homes. Most older people
will only move according to need, unless homes are developed specifically for this purpose.
Of the homes released by the reducing number of younger households, 50% will not be suitable
for or attractive to older people.
Without intervention, new homes will be developed at approximately the same rate as that in the
previous ten years (450 new homes each year). Of these, 20% will be affordable.
Of the homes developed for older people, 50% will be occupied by people moving from
affordable homes and 50% will be occupied by people moving from the privately-owned homes.
Without intervention, new homes will continue to be developed at the same rate as the last five
years.

Determining housing preference from housing need
3.1

The data and information presented in Section 2 shows there is net increase in the number of
homes required in Bolton. The delivery plan will meet this requirement but it is also necessary to
consider the other matters affecting housing need and the difference between need and
demand based on preference.

3.2

The main factor is population change but almost equal in significance are the demographic
findings from Section 2. In addition, the location of homes, people’s preferences and the
behaviour of residents should be considered alongside the headline housing need figure when
planning the delivery of the new homes. By taking into account preference and behaviour, we
can establish the demand, which acknowledges that people do not always make their housing
choices based on their needs alone.

3.3

This section considers how choices influence the homes that should be included in the plan. For
example, the net housing need is for 11,891 new homes; however, there is a need for 12,978
homes for people over the age of 60 and a reduction of 2,003 households under the age of 35.
It is unrealistic to assume that all the homes no longer required by people under 35 will be
suitable or attractive to people over 60. An assumption that a net 11,891 new homes will satisfy
the emerging need could be misleading.

3.4

There are concerns that some of Bolton’s existing housing stock may be unsuitable for some of
the new households. There is likely to be a problem in areas where there is a concentration of a
particular house type or household type that do not match the sizes, types and tenures that
exist in the area. This may mean that further new homes are needed to address a specific
housing need in a specific location.

3.5

In summary, this section uses the headline housing need figure from Section 2 as the basis for
the provision of new homes and then adds context to consider how the delivery plan can
practically address the other factors to set out a plan for the provision of appropriate new
homes for all sections of the population by 2035.
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3.6

The figures in this section are not intended to replace other data, such as the Greater
Manchester Spatial Framework or any other housing needs studies. Other statistics are based
on need, whereas this section is based on preferences and demand and different assumptions.

3.7

References to housing need are intended to describe the homes that people require to meet
their basic requirements, such as the number of people in the household and any mobility,
disability or age-related problems that require a single-storey dwelling or a homes with care or
support.

3.8

References to people in housing need are intended to describe households whose housing
need is not currently being met and a household that requires an alternative form of home that
is not currently available.

Interpretation of Section 2
3.9

Section 2 sets a target of 726 new homes per annum.

3.10 The significant area of population growth is people above the age of 65, a total increase of
14,700. While there are some small increases in some younger age groups, the total change in
population under 65 years of age is a reduction of 2,500 people.
3.11 The older person population increase is not uniform. There will be a:
• 30% increase in the over 65s
• 45% increase in the over 75s
• 79% increase in the over 85s
3.12 For the purposes of the housing delivery plan, housing need has been simplified into three age
ranges. The net increase in the number of households in the period is 11,891. Of this net
increase, there is:
• A reduction in the number of households (2,003) for people under 35
• An increase in the number of households (916) for people between 35 and 60
• An increase in the number of households (12,978) for people over 60
3.13 Table 7 summarises the household change of the three age ranges.
Table 7: Household change by age group
Age group 			

2018 to 2035 			

Average each year

Net household increase		

11,891				

694

Under 35			-2,003				-118
35 to 59				916				54
Over 60				12,978				763
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3.14 Table 8 converts the housing need of each age group into a new housing target for each of the
three age ranges based on the annual GMSF target of 726 homes per annum.
Table 8: Housing delivery target by age group
Age group 			

2018 to 2035 			

Average each year

Housing target							726
Under 35			

-17%				

-123

35 to 59				

8%				

58

Over 60				

109%				

791

Homes for younger people (under 35)
3.15 Information from Section 2 shows that the number of households in this age group will reduce
by more than 2,000. There are two distinct household groups of younger people, each with
different household characteristics; non student and student. Non-student households are
starting families later in life and a significant proportion of the under 35 age group occupy
shared homes or smaller homes (no larger than two bedrooms), which are homes that appeal to
first-time buyers.
3.16 In the town centre, housebuilders have catered for this group in the past with small apartments,
both new and converted, located in or near the town centre. The majority of these homes are
rented due to weak resale prices. It is unlikely that these homes, which will become available as
the younger population reduces, will appeal to, or be suitable for older age groups due to their
size and location. It is less likely that they will appeal to older people as an alternative to their
current home.
3.17 Regarding students, Section 2 information suggests that there is a significant and growing
student population in Bolton’s town centre occupying purpose built or converted student
accommodation.

Homes for people between 35 and 60
3.18 Table 7 shows the change in households in this age group is relatively small, requiring 58 new
homes each year. It is assumed the majority of households in the 35 to 60 age group will need
family-sized homes. Most of the new provision will come from conventional developments by
housebuilders and affordable housing providers but it is possible that some homes become
available from older people downsizing or moving to nursing or care homes.

Homes for older people (over 60)
3.19 The evidence in Section 2 shows that the number of new households in this age group is
estimated to be 12,978. The housing need for this age group covers a wide spectrum from
mainstream housing, specialist accommodation (including extra care) and residential care.
Retirement housing is the term used in this report to describe what would previously have been
described as sheltered housing. New provision is expected to be fundamentally different in
appearance, design and appeal from traditional sheltered housing and will allow for current
expectations and technology.
3.20 The data in table A4 in Appendix 1 shows the need for 3,759 specialist homes and 697
residential care places, a total of 4,456. Based on older people’s needs and preferences, the
following proportions of specialist homes (excluding residential care) are suggested: age-specific
mainstream homes 64% (2,406); and extra care 36% (1,353).
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3.21 These specialist homes represent approximately 37% of the total housing provision, of which
31% are specialist homes and 6% are residential care places.
3.22 This means the balance of additional homes needed for older people (63%) is likely to be in
mainstream housing, whether affordable, market sale or private rented.
3.23 This need for homes for older people is driven by a population increase of 14,700 over a 17year period. People aged 60 in 2035 are now in their mid-forties. This means the housing
preference of 60-year olds in 2035 will be formed in the next five or ten years and will be similar
to the remainder of the adult population. It is assumed most older people will want to continue
to live in the same style of home they had in their 40s and 50s, a view that is confirmed by the
household survey findings reported in Section 2.
3.24 Although most people want to stay in their existing homes, there will be a number of households
who choose smaller homes as they get older without the need for specialist housing. Of these,
some will opt for smaller family-sized homes and some will opt for one and two-bedroom
homes, including flats (especially if they are purpose-built and have lift access). Others will seek
care or nursing home accomodation.
3.25 With careful siting, design and marketing of bespoke homes, it should be possible to stimulate
the market for older people to downsize to one and two-bedroom flats. It is proposed that 10%
of the mainstream homes provided as a result of housing growth for the over 60s will be one
and two-bedroom, purpose-built flats with design features that enable people to live there
longer if frailty or mobility problems develop. This is equivalent to approximately 46 new homes
each year.
3.26 However, we must identify the market segments and provide for each one.
• Low-income owner-occupiers living in low-value housing that is unsuitable for their needs will
not have the financial headroom (income, savings and equity) to afford bespoke new homes
on the open market. Shared ownership may be a solution if it is carefully designed and 		
marketed. There is also the Girling Estates model of market rented retirement housing that is
proving very popular, as it allows people to release equity
• High-income households generally enjoy higher-quality and larger homes. This group will be
reluctant to relocate to conventional flats and housebuilders should be encouraged to 		
produce larger two and three-bedroom flats up to 100 square metres for this group
• Others are attracted to McCarthy and Stone-type developments, but anecdotal evidence 		
suggests that people are sometimes concerned about the re-sales restrictions and high 		
service charges. There have been stories about sale prices being vastly reduced and long-		
term vacancies
• Finally, there is the group of people that need affordable housing
3.27 The Girling model is essentially purpose-built, market rented (not leasehold) sheltered or agerestricted housing.
3.28 There are two further considerations. Some families choose to provide for their parents by
means of an annexe or other space in their own homes. Others, particularly Asian households,
actively seek larger housing to accommodate multi-generational families.
3.29 Currently, without bespoke homes, the proportion of older people electing to move to smaller
properties is considered to be small and, therefore, makes little contribution to the provision of
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additional family-sized homes. This group is unlikely to make use of smaller homes that are
surplus to requirements for the under 35s.

Specialist homes for older people
3.30 An objective of providing homes for older people is to maxmise choice and minimise disruption
in a person’s later life. It is preferable for people to make a positive choice to move home, rather
than to move because their needs require it.
3.31 One way to achieve this aim is to provide housing options in a range of locations, so that people
can maintain connections with their neighbourhood, friends, family and services and continue to
live in a comfortable, familiar environment.
3.32 This plan demonstrates the need for 1,353 extra care homes or between 16 and 22 extra care
developments in the next 14 years. The target should be to provide at least one extra care
development in each of the 12 sub-areas referred to in Section 2.
3.33 In each sub-area, the demand exists for an extra care scheme, which will offer a home to less
than 1% of the population over 65 years of age. The priority should be for those sub-areas with
the highest propotion of people over 65.
3.34 Of all Bolton residents, 25% are over 65. There are five sub-areas with higher proportions than
the average and this should inform the priority for new extra care developments. The sub-areas
are:
• Over Hulton: 35.5%
• Heaton, Lostock and Smithills: 33.2%
• Astley Bridge, Bromley Cross and Harwood: 30.3%
• Horwich and Blackrod: 27.6%
• Little Lever, Darcy Lever and Kearsley: 26.6%
3.35 Interventions should be targeted at providing extra care developments in these areas.
3.36 Extra care developments become efficient at a certain scale (typically 60 homes), which requires
a relatively large site. Sites of suitable size in these areas that the Council owns or controls
should be set aside for development of extra care housing.

Tenure change
3.37 Section 2 has evidenced a further trend that affects all groups, but especially the younger and
middle age ranges: the preference to rent rather than own. This change in preference is thought
to be a result of financial circumstances or a lifestyle choice, sometimes both:
• Student loans and consumer borrowing serve to limit a household’s capacity to save for a 		
deposit and, ultimately, to finance a mortgage; and
• Mortgage applications are subject to a financial stress check, which is not helped by poor job
security, zero hours contracts and poor credit history
3.38 The evidence suggests that the supply of rented homes is not keeping up with demand. The
private investor model is disincentivised through stamp duty and taxation and the alternative
student or shared housing provide better returns. It is impossible for the planning system to
provide new market rented homes directly, as it relies on investors to strike deals with
housebuilders.
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3.39 Whilst government housing policy continues to incentivise and attract people to home
ownership, it has also recognised that the build to rent sector needs to be stimulated. Clearly
this is necessary in Bolton and it needs to form part of the delivery plan.

Total housing provision
3.40 There is a net provision of 726 homes each year; however, assuming 726 new homes would
address housing need is misleading. In the net housing provision, the number of new homes
required for people over 60 is offset by a reduction in the number of homes for the under 35s.
The housing need and preference of these two groups is different.
3.41 We have explained that homes for older people will include two large groups:
• Specialist accommodation for older people; and
• Mainstream family homes.
3.42 These are not the types of homes that will be released by the reduction in households under
35s. A proportion will be family-sized homes, but many will be smaller homes, first-time buyer
homes or shared homes.
3.43 The evidence is not available to show how many of the homes released by the reducing
younger population will be suitable for the over 60 group; however, it is unlikely to be more than
50%, which is 61 homes each year (50% of 123) from table 8.
3.44 Half of the reduction in households under 35 is 61 each year. If this number is available for the
growing older population, it contributes towards the need for the mainstream homes, leaving a
need for a further 438 new mainstream homes for people over 60.

Summary of provision of new homes
3.45 In summary, 726 new homes will be provided each year. Of the new homes:
• 37% (269) need to be specialist accommodation for older people
• 63% (457) need to be mainstream homes
Table 9 shows the effect of the proposed 438 new mainstream homes that are required for the
over 60s. It creates a surplus of 62 existing, mainstream homes for which there will be no
demand. This is the mismatch of homes vacated by the under 35s and the homes required by
the over 60s.
Table 9: Housing need versus housing preference
Age group 		
				

Net housing need		
from section 2 		

New housing need		
based on preference

Annual
surplus

Under 35		-123				0				123
35 to 59			58				58				0
Over 60 mainstream

522				461				-61

Specialist for
older people		269				269				0
Total new homes

726				788				62
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Other sources of housing need
3.46 In addition to the housing need arising from the data in Section 2, there are alternative sources
of housing need statistics. The council’s analysis from 2016 suggests almost 800 new homes
are required each year. The data in Section 2 is a modification of that figure based on more
recent supporting data.
3.47 The other source of housing need is the Greater Manchester Spacial Framework (GMSF) data
and the revised draft, published in January 2019, identifies an annual need for 726 dwellings
over the period 2018-2037.

Conclusion of housing need
3.48 The GMSF identifies a need for 726 dwellings each year between 2018 and 2037. This figure
will be used for the housing delivery plan; however, it should be acknowledged that it does not
match people’s housing preference. If people make their housing choices based on preference,
rather than need, a further 62 homes per year could be required.
Table 10: Summary of housing provision to meet the need
Type of home 								Each year
Residential care								42
Extra care homes							82
Retirement homes							145
Small homes for older people downsizing				

46

Family-sized homes							411
Total									726
3.49 The homes have been categorised in Table 10 to assist with a plan for their delivery. Each
category will be delivered in a different way and will need different forms of support (one or more
of the interventions set out in Section 6).
3.50 The period over which the need is assessed is 2018 to 2035. The categories of homes that are
specifically for older people require significant and specialist planning that often involves three
years from inception to completion. There are no plans in place now to provide the required
number of homes for older people, and three years is 18% of the 2018 to 2035 period. It will
even take time for interventions in mainstream homes to become effective. Consequently, the
plan will need to provide a solution to deliver the homes in a 14-year period, which is a 21%
increase each year. Only the current level of delivery will be allowed for in the first three years.
Factors that need to be taken into account are:
• Residential care will be delivered as care homes comprising sufficient places to make the 		
management and operation efficient. The need for 42 places each year increases to 51 for a
14-year period. The plan should allow for one new care home each year
• The need for 82 extra care homes each year increases to 100 for a 14-year period, which is
approximately the average number of homes that a scheme will deliver. As a result, at least 		
one scheme is required each year
• Retirement living developments will need to provide 145 homes each year or 176 for a 14-year
		 period. There is a minimum size below which schemes of this type cannot be managed 		
efficiently. For the purposes of the plan, it is assumed there will be an average of 30 homes in
each new development, which means six new schemes should be planned for each year
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• Small homes for older people downsizing require a positive choice to be made, unlike 		
retirement and extra care schemes that are often chosen based on need and the lack of an
alternative
3.51 In order to attract people to downsize, new homes will need to be attractively designed, wellsituated and allow people to maintain an independent lifestyle. This informs the provision of new
homes in two ways: people are less likely to choose to move from their current location where
they may have friends, family and a social network; and large schemes can be a deterrent
because it is difficult to create a distinctive home and the development can appear institutional.
Both requirements lead to a large number of modest-sized developments spread across many
areas. Table 11 shows the need for 46 homes each year means 56 for a 14-year period, which
means two developments each year should be accommodated in the plan.
Table 11: Proposed need for the delivery plan (adjusted for delayed start to some
homes)
Type of home 				

Each year 			

Developments

Residential care				51				1
Extra care homes			100				1
Retirement homes			176				6
Small homes for older			56				2
people downsizing
Family-sized homes			

411				

N/A

Total					794				10
3.52 Conventional, family-sized homes of the type preferred by developers of private and affordable
homes can be delivered in any locations and size of development.

Affordable housing
3.53 So far, this section has discussed the total number of homes needed, regardless of tenure. The
data in Section 2 identifies a need for 416 affordable homes each year, including 65% (270) for
rent and 35% (146) intermediate housing. This is the number required to meet the emerging
need and provide for the current shortfall over a five-year period. It is assumed the need for
intermediate affordable housing is shared ownership. The analysis from Section 2 produces the
level of need for each property size, which is shown in table 12, alongside the homes that are
included in the delivery plan. The figures in the table below assume the division between rent
and intermeditate homes applies equally to all size of home.
Table 12: Summary of assumptions made in section 3
Size of home 		
Housing		
Rented homes
Shared ownership
(bedrooms)		Register 					home				
1				

45%			

121			

66

2				

18%			

49
			

26

3				

23%			

62			

34

4				

14%			

38			

20

Total new homes

726			788			62

3.54 The affordable housing need is independent of household growth and the need can be met in
different ways. For example, the affordable housing need could be met in its entirety from newly
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developed homes or it could me met entirely by changing the tenure of existing homes. Both of
these approaches would resolve the affordable housing need but would in turn affect the
resulting need for new homes.
3.55 To provide 416 affordable homes each year from the new build supply would require 57% (416
out of 726) of all new homes to be affordable. This is unrealistic. Section 2 proposes an
affordable housing target of at least 25%, which would be a minimum of 182 (25% of 726).
3.56 In the last two years, 20% of new homes have been provided as affordable housing, a total of
171 of the 920 new homes. These have been mainstream homes. Given this recent record of
delivery, it is not realistic to expect the proportion to increase beyond 25%, so the section 2
target for “at least 25%” is assumed to be 25% for the purposes of the delivery plan.
3.57 The need for affordable homes does not match the profile of the need for all new homes. Table
13 summarises and compares data from Tables 11 and 12.
Table 12: Summary of assumptions made in section 3
Size of home 			
			
One and two bedrooms		

Affordable		

New homes 					

63%		

262		

41%		

328

Three or more bedrooms

37%		

154		

59%		

472

3.58 The profile of homes for older people is likely to be different. It is assumed the provision of new
homes for older people will be split equally between affordable and market homes (i.e. new
homes for older people accept people from market homes and affordable homes in equal
numbers).
3.59 This means 25% of the 411 new mainstream homes developed will be affordable (103 homes)
and 50% of the 315 homes developed for older people will be affordable (158 homes). New
homes will, therefore provide 261 of the 416 affordable homes needed each year. The remaining
155 will be provided by a change in tenure of existing homes, which can be achieved by
purchasing homes from owner occupiers or private landlords to provide affordable housing for
either rent or shared ownership.

Current housing delivery
3.60 In the last ten years, the provision of new homes in Bolton has varied between 330 and 660
new homes in any one year. The average over any number of previous years has been relatively
consistent varying between 428 over the last six years to 472 over the last ten years (refer to
table 14). For the purposes of the delivery plan, it is assumed this pattern will continue and the
five-year average (446) is judged to be the number of new homes that will be developed in the
absence of any intervention.
Table 14: New homes in Bolton since 2008
Year 			
New homes		
Average over		
							the last X years

Average number 		
of new homes		

2017-18			483			1			483
2016-17			437			2			460
2015-16			510			3			477
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Table 14: New homes in Bolton since 2008
Year 			
New homes		
Average over		
							the last X years

Average number 		
of new homes		

2014-15			470			44			75
2013-14			330			54			46
2012-13			340			64			28
2011-12			530			74			43
2010-11			460			84			45
2009-10			500			94			51
2008-09			660			104			72

The housing delivery plan
3.61 The data in Section 2 and the interpretation in this section have been used to inform the delivery
plan in the following sections. For the reasons set out in 3.46, no homes for older people will be
completed in the first three years of this plan, so the 726 homes in these years will be
mainstream family houses.
3.62 Mainstream homes. Of the new homes built in recent years, it is estimated approximately 85%
have been family-sized houses and this is assumed to continue to be the case for homes that
are developed without any intervention. This will provide 380 (92% of 411) new family-sized
homes needed, meaning intervention is needed to provide an additional 31.
3.63 Homes for older people. All housing for older people will need some form of stimulus and
intervention from the council. Without it, there is little likelihood of the required homes being
delivered on any scale.
3.64 Affordable homes. During the last two years, 171 affordable homes have been provided in
Bolton (20% of all new homes). Of these, 163 were for rent and eight were for shared
ownership. It is assumed this rate of delivery will increase to 25% of new homes, providing 103
homes each year (25% of 411 new mainstream homes) without any intervention. Therefore, a
further 313 affordable homes are needed each year and some form of intervention will be
required to provide them. Given the low number of shared ownership homes provided in the last
two years, it is assumed all shared ownership needs intervention until it becomes an established
offer for residents and a viable proposition for providers.
3.65 Table 15 uses the home numbers from table 10 and summarises the need to support the
development of new homes and affordable housing.
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Table 15: Homes needing intervention
Type of home 		
Number needed
Delivered without Number requiring 		
				each year		intervention		intervention
Residential care		42			0			42
Extra care homes

82			0			82

Retirement homes

145			0			145

Small homes for older
people downsizing

46			0			46

Family-sized homes

411			380			31

Total			726			380			346
Table 15: Homes needing intervention
Type of home 		
Number needed
Delivered without Number requiring 		
				each year		intervention		intervention
Affordable rent		

270			

103			

167

Shared ownership

146			0			146

Total			416			103			313
3.66 Based on the house types set out in Table 10, the homes in Table 16 will require intervention. It
is assumed all one and four-bedroom homes will need some form of intervention, as these are
not currently being provided for affordale housing.
Table 15: Homes needing intervention
Size of home 		
Delivery Plan		
Delivered without Number requiring 		
(bedrooms)		assumption		intervention		intervention
1				

45%			

0			

187

2				

18%			

45			

30

3				

23%			

58			

38

4+			

14%			

0			

58

Total			100%			103			313
3.67 In conclusion, the plan will show how 726 new homes and the change in tenure of 155 existing
homes can be delivered each year. It is assumed the change in tenure can begin immediately
and other housing provided by intervention will begin to deliver new homes from year four
onwards. Intervention will be required for 504 new homes each year, which includes:
• 158 affordable homes
• 315 private homes for older people
• 31 new private family houses
3.68 In addition, intervention will be needed to change the tenure of 155 existing homes to affordable
rent or shared ownership.
3.69 The plan to provide this intervention and deliver the homes is set out in later sections.
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4.

Meeting the demand
4.1

This section sets out how the demand (based on preference) discussed in Section 3 can be
delivered. The housing target is 726 new homes each year, of which 504 require intervention.

Viable opportunities
4.2

First, it is necessary to understand whether the opportunities exist to deliver the homes
required. Are there sufficient land and buildings that are viable development opportunities?
When this is known, it will indicate whether there is a need to encourage development of the
available sites or whether further land and buildings are required or both.
An indication of the scope to deliver new homes is given by:
• The rate at which planning permissions are granted;
• The capacity of the land and buildings identified or allocated for housing; and
• The capacity of sites with planning permission that have yet to be developed.

Viable opportunities: Planning permissions
4.3

Table 18 shows the number of homes that have been granted planning permission in the last
five years and compares it with the number of homes developed in the last five years. There is a
lag between homes receiving planning permission and being developed but the percentage
during the period provides an indication of the proportion of permissions that are developed.
Table 18 shows that 33% of permissions resulted in new homes.
Table 18: Permissions granted and homes developed
Year 			Permissions		Homes		Percentage 			
				granted		developed		developed
2017-18			

1,516			

483			

32%

2016-17			

1,182			

437			

37%

2015-16			

2,549			

510			

20%

2014-15			

883			

470			

53%

2013-14			

634			

330			

52%

Total			6,764			2,230			33%
4.4

Of 6,764 homes granted permission, approximately 7% (464) were by Registered Providers.
Additional affordable homes have been delivered through Section 106 agreements.

4.5

It is accepted that not all permissions will result in new homes and some permissions will be
replacements and therefore, exaggerate the figures. An average of 1,350 homes are being
granted permission each year during the last five years. Approximately 54% of these need to be
delivered to meet the need for 726 new homes each year. Given some permissions will be
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duplicating existing permissions, some sites will not be viable under any circumstances and
some owners will be unwilling to sell their sites, it is unrealistic to assume 54% of all permissions
will result in new homes, which is approximately 50% greater than the current proportion of
delivery.
4.6

During the last three years, an average of 1,750 new homes have received permission each
year. Of these, 41% need to be delivered to meet the need for 726 new homes each year. This
is considered a reasonable target. To meet the housing need, permissions need to continue at
this rate and, if this can be maintained, planning permissions will not be a barrier to housing
provision.

Viable opportunities: Land capacity
4.7

While there are many sites with permission for new homes, permissions must continue at the
same rate to allow new homes to be developed and, to do this, land must be made available.

4.8

The housing allocations in the Local Plan adopted in December 2014 estimated there is land
available for 10,600 new homes. This is sufficient to provide homes for more than 15 years and
is 89% of the new homes needed to 2035, which means land is required for a further 1,300.
However, not every site will be developed. This plan assumes 50% of the land can be
developed if the interventions explained below are implemented.

Available opportunities
4.9

The information set out below provides examples of some of the sites that have been identified
for new homes and they are used as examples to explain how the target can be reached. Map
1 shows 43 brownfield sites that have capacity for 2,158 new homes (all have planning
permission). Of the 44 sites, 37 (2,281 homes) are considered viable and seven (410 homes) not
deliverable.

4.10 Of the sites shown on map 1:
• 1 site with capacity for 5 homes are in public ownership (yellow)
• 1 site with capacity for 1,700 homes is partly owned by the public sector (red)
• 41 sites with capacity for 863 homes are privately owned (blue)
Map 1: Brownfield sites with planning permission
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4.11 Map 2 below shows 50 brownfield sites with capacity for 2,266 homes (none with planning
permission).
• 13 sites with capacity for 689 homes are in public ownership (yellow)
• 6 sites with capacity for 196 homes are partly owned by the public sector (red)
• 31 sites with capacity for 1,381 homes are privately owned (blue)
Map 2: Brownfield sites with no planning permission

Map 3: Council-owned, greenfield sites

4.12 Map 3 above shows 27 greenfield sites with capacity for 802 homes (none with planning
permission).
• 25 sites with capacity for 762 homes are owned by the Council;
• 2 sites with capacity for 40 homes are partly owned by the Council;
• There are no sites in private ownership.
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4.13 Map 4 shows the location of the 1,685 empty homes brought back into use in the last five years
an average of 337 each year). There are approximately 4,000 existing empty homes across a
similar area.
Map 4: Empty homes

4.14 It is acknowledged that homes continuously become empty and there will always be a number
of empty homes. This is useful and necessary to ensure the market can function efficiently and
to allow flexibility for people to buy and sell homes. It is the long-term empty homes that are
problematic, need to be addressed and can help to address housing need.
4.15 It is assumed the number of empty homes brought back into use will continue at the same rate
(337 each year) and that this will reduce the number of empty homes by 200 each year. This
assumes 137 additional homes become empty each year and the net reduction is 200.

Summary
4.16 There is capacity for several thousand homes. Opportunities exist in all areas and provide the
chance to develop homes for all needs.
4.17 Not all of these sites will be capable of producing new homes and there will be a variety of
reasons for this. Section 5 explains these reasons. The intervention needed for some will be
prohibitively expensive or time consuming but it is reasonable to assume that 75% can be
delivered with correctly targeted intervention.
4.18 These sites have the capacity to provide approximately 6,000 homes, of which 75% is 4,500.
This provides homes for approximately six years.
4.19 Beyond five years, land must continue to be made available (approximately 1,000 homes per
year) and planning permissions must continue to be granted at the current rate. If this is not
possible, the level of intervention must be intensified to increase the percentage of homes
delivered to overcome the shortfall in land supply.
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5.

What prevents development?
5.1

This section explains the reasons that prevent sites being developed and proposes solutions to
overcome them. The solutions are called “interventions”, which is an action the council can take
to encourage or stimulate development. In some cases, sites may need more than one
intervention.

5.2

Money will solve most of the problems and a limitless budget would enable most developments
to proceed. The interventions proposed in this report try to avoid the temptation to fund
developments by plugging the gap between the affordable cost and the actual cost. This is the
simplest solution, it would produce the greatest certainty and the speediest results but,
ultimately, fewer homes would be provided. It is also not a sustainable, long-term plan. Instead,
the aim is to use any available money in a more subtle way by providing assurances to
developers that encourage them to use their own money and, therefore, deliver more homes.

5.3

As well as financial incentives, interventions include the council using its unique status and
influence to put in place measures and coordinate organisations to overcome the blockages to
development.

5.4

The interventions are explained in Section 6 and in Section 7. The interventions are applied to a
selection of sites to show how development can be stimulated. At the end of Section 7, a larger
number of sites is included in a schedule to show how the interventions can be used to achieve
the housing growth targets.

Phasing of works and expenditure
5.5

The need for significant expenditure before any income is generated is often the reason why two
categories of site are not developed. Although the sites are very different in nature, the principle
is identical. The included sites needed expensive infrastructure and large blocks of flats.

5.6

Some sites require expensive infrastructure and challenging phasing of works. For example, it is
common for highways works or utilities works to be required before any homes can be built.
Junction improvements and substations can be very expensive and are sometimes needed
months in advance of the first homes being sold and income being generated.

5.7

This creates risk for the developer because there is a possibility that the housing market will
change during the development. If prices fall or homes do not sell as expected, developers slow
construction or stop developing until the market improves. Expensive infrastructure makes this
problematic because, until the market improves, it cannot be recovered. In the meantime, the
expense is attributed to very few homes, reducing their profitablity. When developers do not
have this flexibility, they need to be extremely confident about the future of the site and the
market and it often leads to a lack of confidence in the more challenging sites.

5.8

Similarly, large blocks of flats involve funding the cost of the entire development before the first
dwelling can be sold. There is no flexibility to slow construction as a reaction to the market; the
entire development is committed and, if it cannot be sold, the risk is very difficult to manage.
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Size of development and pace of delivery
5.9

The size of development has an impact on the level of interest and type of developer that is able
to develop it. Sites of very few homes will appeal to small, local builders. Sites between ten and
20 homes will appeal to local contractor developers. Sites of more than 50 homes will appeal to
some larger developers, although sites of 100 homes are likely to be the most popular size for
the larger, national housebuilders.

5.10 There are sizes of development that will not attract significant interest because they fall in the
gap between different types of company, sites between 20 and 50 homes, for example.
5.11 Very large sites will appeal to national housebuilders but will be delivered relatively slowly in
several phases or at a pace that matches sales. This is one of the main causes of low levels of
housing delivery relative to the granting of planning permissions and availability of land.
5.12 The demand for new homes for sale will dictate the pace of delivery of new homes on any site
developed by a conventional house builder. The sales rate of new homes varies between sites
and throughout the life of the development. Sales are often more frequent when the first homes
are launched and slow towards the end of the development. Typically, housebuilders achieve
between two and four sales per month or between 26 and 52 per year. This is much slower
than the pace at which new homes can be built and the provision of new homes is, therefore,
driven by the rate at which the market can absorb new homes.
5.13 This approach by housebuilders will not change without intervention. There are three ways to
increase the pace of delivery:
• Increase the demand, so there are more people willing and able to buy new homes
• Reduce the risk that a housebuilder will have unsold homes if they increase the pace of 		
construction
• Provide homes for other tenures that have the ability to let or sell homes at a faster pace than
conventional market housing
5.14 Interventions are set out below to address the pace of delivery and to overcome the three
obstacles set out above.

Market values
5.15 The market value plays a significant role in a site’s attraction and low values clearly cause
problems with viability. Four scenarios are considered in this section, which cover the range of
viability outcomes. In each case, the cost of the development is compared with a developer’s
approach to viability, the market value and the viability of both shared ownership and affordable
rent.

32

Housing Delivery Plan

Scenario 1: Viable development where the market value exceeds the cost plus
developer’s profit
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5.16 In this case, the market value (£170,000) equals or exceeds the cost of development (£150,000)
plus the developer’s required profit. The development is, therefore, financially viable and the
reason for the site not being developed is not likely to be viability.
5.17 In this scenario, any homes that are provided for shared ownership are viable with conventional
grant funding and do not require any further subsidy. Homes for affordable rent require subsidy
in addition to grant, of approximately £30,000 per dwelling.
Scenario 2: Theoretically viable development where the market value exceeds the cost
but does not provide full developer’s profit
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5.18 In this case, the market value (£160,000) exceeds the cost of development (£150,000) but the
profit produced (£10,000) is less than the profit required by most developers. This situation will
prevent most developers from proceeding because the profit is not sufficient to justify the risk of
development and does not provide enough protection against rising costs or falling values.
5.19 It can be argued that the land value is too high and, with a lower price, the development would
be viable. While this is inevitably true, land owners often have a price below which they will not
sell and this needs to be balanced against a pragmatic approach that delivers new homes
despite the land owner’s view.
5.20 Because the market value exceeds the cost, the development is theoretically financially viable. If
developers had protection against rising costs and, more importantly, falling values, it would be
possible to deliver homes on sites that fall into this category. The solution is to guarantee that
the developer’s costs will be recovered. So that:
• If the development proceeds as expected, the developer will make a modest profit;
• If values fall, there is a small buffer and the developer will still make a profit;
• If values fall below the market value or homes do not sell in a reasonable period, intervention
will be required to ensure the developer recovers their costs.
5.21 Intervention would involve providing the unsold homes for affordable housing. It is assumed a
cascade approach would be taken where the homes are first marketed for shared ownership
and, if they cannot be sold, they are provided for affordable rent.
5.22 In this scenario, any homes that are provided for shared ownership would require a small
subsidy in addition to conventional grant funding. Homes for affordable rent Bolton mately equal
to level of grant.
Scenario 3: Cost of development exceeds market value
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5.23 In this case, the cost of development (£150,000) exceeds the market value (£135,000) and the
site is, therefore, not financially viable for homes for sale.
5.24 As with Scenario 2, it can be argued that the land value is too high and, with a lower price, the
development would be viable. The value would produce a small land payment but not sufficient
to persuade the owner to sell the site.
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5.25 The difference between this scenario and scenario 2 is that the combination of land value and
low market value means the cost of development is less than the value. Market sale is not
feasible as it is not reasonable to subsidise homes for sale.
5.26 The alternative is to provide the homes for affordable housing, either affordable rent or shared
ownership. Because the viability of shared ownership is related to the market value, which is low
in this scenario, the subsidy needed is not significantly different from the subsidy required for
affordable rent. It is, therefore, assumed that all homes in this scenario will be provided for
affordable rent, providing the subsidy is available.
Scenario 4: Cost of development exceeds market value even with no land value
5.27 In this case, like scenario 3, the cost of development (£125,000) exceeds the market value
(£110,000) and the site is therefore, not financially viable for homes for sale. Unlike Scenario 3,
the value produces no land value at all; however, in principle, it is identical to Scenario 3.
Purchasing the site involves paying above the value a financial appraisal can justify and market
sale is not feasible as it is not reasonable to subsidise homes for sale.
5.28 The alternative is to provide affordable homes and, for the reasons set out in Scenario 3, it is
assumed that all homes will be provided for affordable rent, providing the subsidy is available.
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5.29 Sites that fall into this category that are owned by the public sector should be provided free of
charge to an organisation that is developing the homes for affordable housing. Privately owned
sites will not be gifted and a nominal price will need to be paid, which will create a scenario
shown in the chart below.
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Paying more than a site is worth
5.30 Scenarios 3 and 4 involve paying more than the affordable price for the site (unless it is gifted by
a public body for affordable housing), which might seem uncomfortable when subsidy is
ultimately increasing the price paid to a private land owner. There are, however, three reasons
why this may be beneficial and worthwhile:
• The site may be unsightly, problematic for the neighbourhood and development would be 		
beneficial to the area
• The site would provide affordable homes that are in demand and would not otherwise be 		
built
• Subsidy is required for almost all developments for affordable rent and the subsidy required
for homes in low value areas is often less than in high values areas (rent does not increase in
the same proportion as land value). As a result, these homes offer better value for subsidy 		
than other sites and this is an efficient way of developing homes for affordable rent, despite
paying more than the land is worth.
5.31 This is one of the cases where a financial contribution is the only solution to promoting
development. None of the other interventions will work unless the council subsidises the
development.

Construction costs
5.32 It can take a long time to purchase a site and prepare it for development and the purchase price
of the site is often fixed or paid early in the project’s life. One factor in determining the price paid
for the site is the construction cost, which is estimated and cannot be known with any certainty.
5.33 Construction costs, including the cost of labour and materials, can be unpredictable and can
change significantly within a short space of time. During the time it takes to prepare the site for
development, which can be many months or even years, a change in the cost of construction
can make the development financially unviable.
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5.34 This will not usually affect national housebuilders in the way it will affect smaller developers.
National housebuilders have agreements with their supply chain that use their buying power to
secure competitive prices that are fixed to protect against dramatic fluctuations. The way that
national housebuilders manage their works contracts and employees, labour and subcontractors is more flexible and efficient and is less sensitive to price changes.
5.35 Another reason for increased construction costs is the volume of available work. When
contractors and subcontractors do not desperately need work, they price accordingly. This is an
indication of a lack of capacity, rather than rising prices for materials and labour.

Capacity and interest of developers
5.36 Sometimes, there is no apparent reason why development does not take place. The site can be
financially viable and for sale at a reasonable price but it remains undeveloped. In most cases,
this will be due to the lack of capacity among developers and this can take many forms:
• The simplest explanation is that there is insufficient number of development companies and
those that are active are not able to operate at a larger scale
• The site may be in an unfamiliar area or an area that has no recent history of new homes. This
can make it difficult for developers to imagine whether there is interest in new homes and the
value that they will achieve
• Developers sometimes limit the number of homes they will develop in an area. The two 		
reasons for this are to limit their exposure to the local market in the event of falling prices and
because too much development in an area provides choice for purchasers, which leads to 		
lower prices. This is not an indication of the capacity of the active developers but it is a sign
that there is an insufficient number of developers
• The capacity of developers will be a factor in other areas, which means there is a choice of
opportunities for developers to choose from. It may be that a site is viable but less attractive
than the alternatives

Other reasons
5.37 On occasions, there will be sites that cannot be developed and no amount of interventions will
make any difference. This is mainly a result of an owner who does not want development to
progress. This might be because the site is an investment for the future, it might be because the
owner lives on the site or next door and does not want development nearby or it might be
because the site is owned by a family who cannot agree the way forward.
5.38 If the site is causing problems with the neighbourhood or it is essential to a larger project, the
Council may wish to consider a compulsory purchase. Otherwise, it is recommended that time
and resources are committed to other sites until circumstances change.
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6.

Interventions
6.1

This section sets out the interventions that the council can make to overcome the reasons sites
are not developed.

6.2

The interventions are categorised into two groups, although there are two interventions that fall
into both categories:
• Interventions that stimulate development (“D”)
• Interventions that assist purchasers (“P”)

Intervention D1: Homes England funding
6.3

There is a range of Homes England funding programmes that can help to accelerate and unlock
development sites. The three most likely to be useful in this context are the Housing
Infrastructure Fund, the Marginal Viability Fund and the Home Building Fund.

6.4

Where a site’s viability is affected by abnormal costs, the Council can explore the use of Homes
England funding to unlock development and accelerate sites. The funds and criteria change
frequently but there is often funding available for sites that involve significant infrastructure or
where the viability is marginal. The Council has successfully secured money from the Marginal
Viability Fund for the Rivington Chase development and further bids to similar funds could help
to promote developments of other challenging sites.

6.5

The Council can actively identify important sites that it would like to see developed and begin
conversations with land owners to understand the benefits additional funding would make and if
it is sufficient to start or accelerate development. If so, the Council could apply for funding,
which it would use to pay for infrastructure.

6.6

The Home Building Fund aims to help small and medium-sized developers in two ways: one is
to deliver schemes that would not be possible without this funding (such as when funding is not
available from a bank or alternative finance is too expensive); another is to increase the scale of
a developer’s activity or the pace of activity on a site when other funders may perceive there to
be too much risk.

6.7

The Council can offer assistance to developers to apply for funding. The council would
commission an advisor with experience of Homes England funding programmes and advertise
the service to developers. In order to encourage developers to engage with the fund, the
Council would offer the service free of charge initially and recover costs with a charge to
developers whose applications are successful.

6.8

This service could be extended with other assistance that small developers may need in order
to grow, such as assistance funding and more conventional sources that will be required
alongside Homes England.

38

Housing Delivery Plan

Intervention D2: Developer guarantee 1 (underwrite costs)
6.9

This intervention is designed to encourage marginal developments to start and to accelerate
developments that may otherwise proceed more slowly.

6.10 Some schemes include features or risks that prevent development despite theoretically being
viable. A guarantee can be put in place for homes for sale to encourage development to begin
and to protect the developer from a loss.
6.11 This is useful for two situations: where there is a large amount of expenditure needed at the start
of a development (such as highways or drainage infrastructure), which incurs significant cost in
advance of any sales income being generated; and developments of apartments where a
developer needs to commit to an entire apartment block before the sales pace is known.
6.12 It is usual for developers to plan for a profit between 15% and 20% of the value of the homes.
This means the cost of development is between 80% and 85% of the value. To encourage
developers to begin development and to progress at a reasonable pace, the Council can
underwrite the developer’s costs. If the cost of development of a typical home is £170,000 and
the sale price is £200,000, the Council can guarantee the developer will recover its costs by
paying any difference between the cost and achieved sale price. The price would have to fall by
more than £30,000 for the Council to need to contribute. The council would require any profit
the developer makes from sales that it does make to be used before the council makes any
contribution.
6.13 For example, ten homes each cost £170,000 and are marketed with a target price of £200,000.
6.14 In one case, three sell for £190,000, three sell for £180,000, two sell for £170,000 and two sell
for £160,000. The income is £1,770,000, the cost is £1,700,000 and the profit is £70,000.
Although two properties sell for less than they cost, this is offset by the profit and the Council
would not need to contribute.
6.15 In another case, three sell for £180,000, three sell for £170,000, two sell for £160,000 and two
sell for £150,000. The income is £1,670,000, the cost is £1,700,000 and the loss is £30,000.
The Council would need to contribute £30,000.
6.16 The second case shows the level of reduction needed before the Council makes a financial
contribution. In this example, the cost would be an average of £3,000 per home.
6.17 This is likely to overestimate the guarantee requirement, as few developments would perform as
badly as this example and the Council could arrange its investor panel to buy homes at cost
value or they could be offered on a shared ownership basis.
6.18 An average of £5,000 per home should be allowed for, as this will enable more expensive
homes to be supported than those used in the example above.
6.19 There is, however, a risk that the Council’s liability could be much larger if market values fall
dramatically. In the very worst case, the homes would be purchased by a Registered Provider
and used for Affordable Rent. This would involve a funding shortfall of approximately £60,000
per home.
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Intervention D3: Developer guarantee 2 (off-plan sales)
6.20 This intervention is designed to accelerate developments that may otherwise proceed more
slowly.
6.21 Accelerating development is a relatively simple way of delivering more homes because the
principle of development has been decided, terms have been agreed with a landowner and the
developer is keen to progress. Much more effort is required to achieve the same results by
instigating development on a site that is not ready to progress.
6.22 The Council can put in place a guarantee to increase the pace of delivery.
6.23 A panel of property companies or investors can be established to buy homes off plan for private
rent. The panel members would be offered a guarantee for the first five years that funds a
shortfall of the rental income (capped at an agreed level), where properties do not let or become
void for longer than a specified period. In return, the companies or investors would agree for
their homes to be managed and let by the council’s specified agent and property manager to
ensure a good-quality and properly-managed homes.
6.24 For example, the Council would guarantee rental income when it falls below a specified
benchmark. If the rental income fell below 95% (an industry norm), the Council can top up the
income up to a maximum of 10%, meaning the investor would only begin to suffer a loss when
the income falls below 85% of the total. This would cost approximately £700 per property, per
year and for five years, a maximum of £3,500. It would only be required for a proportion of the
properties and few properties would need the maximum contribution.
6.25 Based on a pessimistic assumption that half the properties need funding and the average for
each home is £2,000 (more than half the maximum).
6.26 A traditional development of 100 homes would typically comprise 70 homes for sale and 30
affordable homes (effectively sold off plan to a Registered Provider). The 70 homes for sale will
dictate the pace of delivery, say three sales per month from completion. From starting work, it
will be approximately seven months until the first sale is made. A further 69 sales at three each
month means all the homes will be complete in an additional 23 months or 30 months in total.
Completion of 100 homes in 30 months is equivalent to 40 completions per year.
6.27 It is the rate of sales that will dictate the completion of the homes; homes for private rent and
affordable tenures can be let much more quickly. If 30 homes are used for private rent, 30 are
affordable and 40 are for sale, all 100 homes will be complete in approximately 20 months,
equivalent to 60 completions per year. This is 50% more than the traditional method.

Intervention D4: Review of Section 106 agreement
6.28 Where the construction cost has risen after a developer has committed to a site purchase, the
Council can consider renegotiating the terms of the Section 106 agreement (where one exists)
to defer payments to a later stage, to amend payments so they relate to sales outcome or to
reduce payments to allow the development to proceed. Any affordable housing provision or
contribution may also be amended.
6.29 It will be important to carry out a viability assessment to ensure the developer did not pay an
inappropriate price for the site and to evidence construction cost increase. If the Council see
merit in the homes being delivered, it may be worthwhile accepting reduced contributions.
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6.30 This approach is already available in some cases but the difference with this intervention is that
the Council can be pro-active by identifying those developments it wants to see delivered and
approach the developers with a proposal or an offer to discuss the contents of the Section 106
agreement.

Intervention D5: Older people
6.31 The housing needs assessment shows a large increase in the population of people over 60 and
a significant demand for homes for older people. As discussed earlier, many older people will
continue to live in conventional homes but there will be a demand and need for specific homes
for a proportion of the older population. This includes residential care homes, extra care
schemes, retirement housing and conventional apartments and bungalows that are designed
with older people and downsizing, in mind.
6.32 Traditionally, this type of home is not developed without intervention and encouragement and
many developers, both housebuilders and Registered Providers, will often take the easier option
of developing conventional family homes. To provide the homes that are needed, the Council
will need to intervene and incentivise development.
6.33 Some of the interventions, such as developer guarantees and Homes England funding, will be
useful in achieving this; however action specific to older people will also be required.
6.34 The Council can produce commitments to give developers a clear guidance about the support
the Council will provide when developments are in operation. A commitment to:
• Residential Care would include the level of funding available from the Council for each resident
and the evidence of need in each area to assist the developer and operator in planning the 		
new accomodation. The Council would also offer a guarantee of up to £8,000 per space to
encourage development and to overcome the funding difficulty of the first two years, where it
will take time to become fully occupied and to establish a reputation and presence. The 		
guarantee will be paid where a space does not reach 95% income in the first two years. Below
this, the Council will meet the shortfall up to a maximum of £8,000 per space. With this, the
Council can set its own standard, including, for example, a minimum number of spaces per
scheme or a requirement to provide for a particular number of couples, for example.
• Extra Care would include the level of funding the Council will provide for care in the scheme
and the level of service charge that will be supported by housing benefit. For example, the 		
Council could commit to funding care in addition to that provided by personal budgets, to 		
ensure a 24-hour presence at each building. This could be funded directly by the Council or
via a service charge that the Council will support via housing benefit, where necessary. In 		
return, the Council can set its standards and requirements for extra care schemes, including
the number of homes and additional facilities, some of which can help to provide or assist with
council services in the area.
• Retirement Housing would include the service charge that the Council will support with 		
housing benefit and the requirements for a minimum level of accommodation and service 		
needed to make retirement homes a success. For example, the Council would commit to a
service charge that would provide appropriate basic technology and a number of hours per
home of caretaker and intensive housing management services.
6.35 Producing guidance and a standard, transparent commitment provides a powerful message
that the Council is supportive of homes for older people and allows organisations to commit
time and resources to assessing new opportunities. This will set the Council apart from other
local authorities, where it can be difficult to obtain information on which to assess the viability of
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schemes and even more difficult to secure a commitment before needing to embark on the
development.
6.36 It is acknowledged that Housing Benefit will not be required in every case and that many people
will pay their rent and service charge themselves. However, it is important that each
development is available to people on Housing Benefit to make best use of the homes and to
avoid the need for tenure-specific schemes.
6.37 Where particular schemes are difficult to take forward, the guarantee similar to that explained in
intervention 3 can be used to overcome organisation’s concerns about the demand and ability
to let homes in the early stages of a scheme.

Intervention D6: Design advice and construction risk assistance
6.38 The Council could implement a design advice and construction risk assistance service by
arranging a panel of experts to advise developers and help them to reduce risks, reduce cost
and value engineer developments. Experts would be particularly useful for smaller developers,
who do not have the budget or experience for this type of advice where they need to overcome
unusual challenges.
6.39 The Council would pay for the panel member’s time providing the advice.
6.40 This may lead to use of another intervention, such as a guarantee, but it may also lead to a
recommendation that the Council takes on the responsibility for a specific construction risk. For
example, a development might not have started because the developer is concerned about the
risk of unforeseen costs (with the refurbishment of a mill, for example) once work gets
underway. The Council could agree to take responsibility for a specific item (say, integrity of the
floor structure) that is causing nervousness with the developer and, if the problem materialises,
the Council would meet the additional cost. The Council would need to assess individual
circumstances and cap the commitment but, in some cases, no funding would be required. In
this way, many developments could be stimulated but contributions would be need for only a
limited number.

Intervention D7: Sites in low value areas
6.41 Where the cost of development exceeds the value of the completed homes, providing homes
for Affordable Rent is likely to be the only solution. Any form of homes will require subsidy and it
is not considered a worthwhile use of resources to subsidise homes for sale. A fund should be
established to subsidise homes on low value sites. The sites should be promoted for
development to active Registered Providers, who would be expected to access grant funding
from Homes England. If this is insufficient to progress the development, an application could be
made to the council for subsidy and a decision would be made based on the specific scheme
viability.
6.42 The typical subsidy requirement for sites of this type would be £30,000 per home.

Intervention D8: Increase construction capacity and reduce cost
6.43 Where there is a clear lack of capacity that is preventing development or making it prohibitively
expensive, the Council can take steps to address both causes.
6.44 High costs are caused by the price of labour, the price of materials or both.
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6.45 Generally, the price of labour rises when there is a shortage of skilled tradesmen relative to the
available work. Prices are increased until they are no longer affordable. This situation also leads
to a volatile labour market, as employees can move freely from one company to another when
there is an offer of a higher price. This in turn leads to delays and, in some cases, poorer
workmanship.
6.46 Steps can be taken to increase the availability of labour and resouces by incentivising
contractors, sub-contractors and tradesmen to the area by facilitating a construction centre.
6.47 The centre would offer affordable premises, encourage existing local companies to grow and
encourage established companies to set up a base in Bolton. The centre would not be limited
to premises. The Council could make it a requirement of any project it incentivises for the
developer to use the construction centre and, therefore, guarantee an initial number of projects
to encourage companies to grow or establish a new base. It could establish a framework that
awards work and could have links with colleges, apprenticeship providers and other training
opportunities.
6.48 It is more difficult to influence the price of materials, as they are controlled by a wider market
than labour and dependent on factors that the Council has no realistic prospect of controlling.
6.49 An alternative is to avoid the traditional procurement method of materials and establish an
alternative method of construction. Modern methods of construction and modular buildings are
increasing in prominance, scope and scale and they do not procure materials and labour in the
same way as conventional construction.
6.50 The Council is in a unique position to play a role in creating a demand that would make an
alternative form of construction viable in the area. The viability of any modern method or
modular form of building improves as the size of an order increases or a pipeline of orders is
guaranteed.
6.51 Through its land, incentives and partner organisations, the Council could create demand for
homes from an alternative method that makes the homes viable and, in the best scenario,
justifies a manufacturing plant in the town.
6.52 Currently, the price of homes developed with modern methods of construction (modular homes,
manufactured off site, for example) are comparable to or slightly higher than traditional forms
even when the shorter construction period is taken into account. To create a demand and to
make the proposition for a relatively new product attractive, the price would need to be
markedly cheaper than traditional construction. To achieve this, there would need to be a
significant order or a guaranteed, regular need for a number of homes over a sustained period.
6.53 The Council is not likely to directly commission new homes and would need to establish
demand using its influence and by incentivising partner organisations. Some of the incentives
could offer enhanced or favourable terms if orders are placed through the Council for this type
of homes (interventions 2, 3 and 4 - developer guarantees and Section 106 reviews, for
example).
6.54 It is important, however, to ensure this incentive does not make the use of alternative forms of
construction a condition of the incentives. This would stiffle interest, reduce the effectiveness
and result in fewer homes being delivered.
6.55 It should also be noted that homes of this kind do not work well with market-led sites. The pace
of delivery and ability for the market to absorb homes may mean that orders cannot be placed
in the numbers required on some sites.
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6.56 Another possibility is for the Council to invest in an existing manufacturer to allow it to establish
a base in Bolton. This would provide the Council with equity in the company and a share of
profits, which can be reinvested in incentives or used to subsidise the cost of the new homes.
6.57 The use of alternative, manufactured homes has the potential to reduce construction costs and
make more sites and homes financially viable and, therefore, less dependent on incentives and
subsidy. To achieve this, the Council would need to guarantee a demand for new homes or
make a significant investment in a company.

Intervention P1: Bolton Shared Ownership
6.58 A challenge of delivering a greater number of homes is matching the location, price and
affordability. Homes can only be developed where the sites are and they often don’t provide
homes that people can afford.
6.59 There is also the need to provide many more affordable homes from the existing stock. Many of
these could be provided for affordable rent but there will also be a demand for other forms,
including shared ownership.
6.60 This intervention is a shared ownership offer aimed at two groups:
• People or families who would not consider affordable housing but cannot afford to buy the 		
home they need in areas where new homes are being developed; and
• People or families who would consider shared ownership but cannot afford the new properties
that are available.
6.61 The first group may have a budget in the region of £150,000 to £170,000 when most of the
new homes of the size they need are £200,000.
6.62 The second group may have a budget of £75,000 and would be able to afford £100,000 on a
shared ownership basis. It is feasible that there are no suitable homes available for £75,000,
suitable existing homes for £100,000 but no new shared ownership homes below £150,000, as
it is not possible to develop new homes for less than this price.
6.63 On a site where a typical home is for sale at £200,000, the developer could offer all homes for
sale in the conventional way but also advertise them for shared ownership. Families who have a
budget in the region of £150,000 to £170,000 would be able to buy based on the Bolton
Shared Ownership offer. An identical offer would be available for people to buy existing homes
available for a price greater than their budget. In nine out of the 11 sub areas, households with
an income of £23,000 would be able to own their own home and, in four areas, the household
income would be sufficient at £15,000.
6.64 The purchase would be based on a standard Homes England shared ownership lease, sale of
between 25% and 50% and rent on the remainder of 3%. The Council would provide the
finance for the unsold equity and receive a 3% return, increasing in line with RPI and would
benefit from property price increases when future sales are made.
6.65 It is assumed an investment of £100,000 would be needed for each new and £60,000 for each
exisiting property.
6.66 It is worthwhile explaining why this model is needed when there is a grant-funded shared
ownership option supported by Homes England. The benefit of a bespoke scheme for Bolton is
the flexibility. Homes England funding requires compliance with funding rules, which prioritise
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grant funding for new homes, include income and property price restrictions and has an
application process based on need. An alternative would be open to any person, any property
and at any price.

Intervention P2: Deposit assistance
6.67 One of the most difficult challenges for people in the rented sector wishing to buy a home is
providing a deposit. This applies to people wanting to buy outright and to people wanting to buy
on a shared ownership basis. It also applies to both first-time buyers and households who have
previously owned a home.
6.68 There are various forms that help can be provided with deposits and this intervention offers
three alternatives for prospective purchasers:
• Homes England’s Rent to Buy
• Bolton Rent to Buy
• Deposit assistance for the Bolton Shared Ownership intervention
6.69 Homes England’s Rent to Buy product involves renting a home at 80% of the market rent with
the aim that the difference between the rent charged and the market rent allows the resident to
save for a deposit. Typically, the homes will be rented for between five and seven years before a
purchase is possible, either outright or an a shared ownership basis. This is available to new
homes only and is grant-funded and delivered by a developing housing association.
6.70 While this product should be encouraged, its effect will be limited because it applies only to new
homes, it requires a suitable and viable site and a housing association must be willing to
priotitise it over rent and shared ownership. With viable new opportunities in short supply, many
housing associations will prefer to develop rented or shared ownership homes. To overcome
this, the Council could provide grant funding for homes delivered in this way and it is estimated
an average of £10,000 per home would be required.
6.71 There are some challenges with this form of Rent to Buy:
• It is the resident’s responsibility to save for a deposit and discipline is required in order to save
consistently. There is a risk that the money is used for other purposes as circumstances 		
change and needs arise.
• It is not certain that the resident will be able to buy their home. They may not have saved 		
sufficient deposit, their circumstances may have changed and a mortgage is not affordable,
the mortgage market could change and mortgages may no longer be available or the value of
the home could increase so that it is no longer affordable. For these reasons, it can be difficult
for housing associations to predict the outcome, which means there is no premium for 		
developing Rent to Buy homes rather than homes for affordable rent.
6.72 Bolton Rent to Buy is designed to overcome the challenges posed by Homes England’s
equivalent. It allows the purchase of existing as well as new homes, it ensures the Bolton
deposit is generated and it is more likely to be financially viable and financially attractive than
Homes England’s Rent to Buy.
6.73 To ensure broad appeal, genuine choice and to make a meaningful contribution to the housing
situation, a deposit assistance scheme needs to be available to existing homes. This
significantly increases the choice of homes and the purchase of existing homes involves no risk,
as it only takes place when there is a willing buyer (i.e. there is no development and sales risk).
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6.74 The product involves the resident identifying a home on the market and applying to the Council
to take part in the scheme. The Council purchases the identified home and rents it to the
resident for a rent equivalent to the repayments of a 100% mortgage.
• A home with a market value of £180,000, a mortgage interest rate of 4% and a term of 30 		
years would result in a monthly rent of £860, based on a repayment mortgage.
• At any time, the resident has the option to purchase the remaining balance plus a fee of 1% of
the original purchase price to cover the operational and administrative costs.
• As an example, after six years, the outstanding balance would be approximately £159,000,
meaning 11.7% of original value has been repaid. At this stage, the resident can take out a 		
mortgage to cover the outstanding balance, plus a fee of £1,800. Providing property prices 		
have not decreased in the intervening period, this would mean that the purchaser would have
at least a 10% deposit. If the purchase was made after ten years, there would be a 20% 		
deposit.
6.75 The Council would need to raise loan finance for the scheme and the interest rate used to set
the payments would ensure that there was a sufficient margin on the borrowing rate to provide a
contingency for the scheme and, possibly a modest surplus income for the Council.
6.76 When purchasing existing homes, surplus income for the Council would be relatively small but,
where the scheme is used for newly-built properties and off-plan purchases are negotiated or
where sales risk is underwritten, a discount on market value would be available and this would
increase the Council’s surplus.
6.77 It is possible to vary this assistance to allow the Council to benefit from an increase in the
property value between the initial purchase and the sale to the resident.
6.78 A deposit assistance offer can be added to the Bolton Shared Ownership intervention, which
provides a second-tier loan (after the mortgage) for a deposit, which is paid over the same
period as the mortgage.
6.79 For an example where a 50% share is purchased, a deposit of 10% of the purchased element
will be required (5% of the value of the home). For a home with a value of £180,000, this would
be a deposit of £9,000, requiring payments of approximately £45 per month.
6.80 This additional payment may slightly reduce the share of the home that a purchaser can afford
and this will be taken into account as part of the affordability assessment alongside other
household expenses.
6.81 Deposit support of any kind set out above would require the Council to borrow money to invest
in the scheme. The intervention is designed to repay all the Council’s investment and to cover
the operational and administrative costs. In an optimistic scenario, it might even generate a
surplus that can be used for other purposes.
6.82 The estimated investment needed to the different forms of incentive are:
• Grant of £10,000 for each home provided by Homes England’s Rent to Buy
• An investment of £150,000 for each homes provided by Bolton Rent to Buy
• An investment of £10,000 to assist with deposits, where required, for the Bolton Shared 		
Ownership intervention

46

Housing Delivery Plan

Intervention P3 + D9: Custom build service
6.83 This intervention has a number of benefits and involves relatively little involvement and expense
for the Council. The Council can facilitate a custom build assistance service, which would help
both developers and house buyers.
6.84 There are many households who would like to build or design their own home but do not have
the time, skills or money to manage a self-build project. With a specific service providing custom
build assistance, many people could be encouraged to develop their own home. The service
would be a one-stop shop providing help with design, finance and project management and
would remove many of the obstacles that people face when contemplating a self-build project.
6.85 For developers (or land owners), it would secure off-plan sales and therefore, remove sales risk
and allow development to progress. This is particularly helpful for larger and more expensive
homes, where developers currently perceive there to be more risk. Despite this benefit, custom
build is not only for glamourous houses; it can be made available to people with smaller budgets
and even on a shared ownership basis.
6.86 The custom build offer does not have to involve the entire site, it can be used to secure sales of
a cricitical number of homes that allows the remainder of the development to progress. As well
as encouraging sites to be developed, this also helps the Council’s obligation to provide
opportunities for people on its self-build and custom build register.
6.87 The service would involve a lead project manager that would coordinate a design team,
construction team and financial advisors to help the purchaser and a planning and sales team
to help developers. Alongside this, the Council would implement a custom build marketing plan
for the whole council area that would assist all developers and inform house buyers of the
possibilities and the assistance available for people to commission their own home.
6.88 This can be done at very little cost by the Council but the Council’s biggest role will be raising
awareness with purchasers. Developers can be made aware of the service via the planning
system when making applications or later when undeveloped sites are being reviewed.

Intervention D10: Community-led development
6.89 This intervention is similar in its aim to custom build. It involves the Council encouraging and
supporting groups of people interested in developing a particular site or in developing a
particular type of home or combination of homes.
6.90 This may be homes for the group itself or homes for their community. Either way, it will be
homes that local people need and are not being provided by other developers.
6.91 One form this type of development may take where the group is developing homes for
themselves is a Community Land Trust. This is a form of community-led housing, set up and run
by ordinary people to develop and manage homes for themslves. CLTs act as long-term owners
and managers of the homes, ensuring they remain appropriate for people in their communities.
6.92 This often leads to homes being developed that would otherwise not be provided. This could be
because nobody else would develop the site or because nobody else would develop a
particular type of home. CLTs often have one or more of these priorities:
• To develop combinations of homes that other people are not willing to provide, such as a 		
range of house sizes to support a multi-generational community that is able to provide support
to its residents
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• To develop homes that other people are not willing to provide, such as low-energy and 		
energy-efficient homes that minimise their environmental impact
• To develop a group of homes for a section of society, such as single women in later life
• To develop homes that are appropriate for local incomes and tenures that consider the 		
employment patterns and wages of an area, including a combination of tenures and 		
affordability that is not provided by other developers
• To ensure that homes are provided for the intended purpose in perpituity by taking control of
the management.
6.93 As well as supporting groups who wish to develop homes for themselves, the intervention will
support communities who want to provide homes for others or who wish to see a particular site
developed. A typical case might be a high-value area dominated by large houses where the
children of local people have few choices to buy a home because properties are too large and,
therefore, to expensive. Developers will generally provide large houses in areas like this and
there are few other opportunities to provide a range to attract a mixed community.

Intervention summary
6.94 The interventions are designed to encourage, promote and accelerate development of all kinds
of homes on a wide range of sites. In some cases, more than one intervention will be needed for
a particular development but the aim is to address most of the challenges that prevent
development.
6.95 There will, however, be some reasons that sites will not progress regardless of the interventions
available. These are most likely to be:
• A developer’s reluctance to engage with an incentive that is perceived as unusual;
• A developer’s reluctance to use an incentive when the alternative may produce a larger return
even if it means waiting much longer; and
• Intransigent land owners with unrealistic expectations.

48

Housing Delivery Plan

7.

Site proposals
7.1

The interventions set out in Section 6 are designed to overcome the things that stop
development explained in Section 5. This section shows how the interventions can be used on
a range of sites based on the reasons they are not being developed.

7.2

When deciding on the sites that will benefit from intervention, it will be important to assess how
the resulting new homes will achieve wider objectives of the Council and neighbourhoods.

7.3

The main consideration will be whether the development helps to create a balanced community.
For example, does the development provide homes that are in short supply in the area or does
it enforce the imbalance? Does the development provide affordable homes in an area
dominated by home owners or does it provide a variety of new homes in an area of
predominantly older, smaller, terraced houses?

7.4

The evidence from Section 3 will be used to assess this effect and the contribution a new
development can make.

7.5

The developments included in this section are selected to show how the new homes can be
delivered with the aim of meeting the number of new homes required. As sites are brought
forward for development, it will be ncessary to ensure that the correct dwelling types and tenure
are being proposed. This can only be done as sites are progressed, as it is impossible to guess
the order in which sites will be develped and, therefore, which sites address the immediate
need.

7.6

The example sites used in this section show how interventions can be used to ensure sites are
developed. The majority of sites will take one of three forms.
• Category A. There are sites that are theoretically viable but, for a variety of reasons, involve
challenges and risks that prevents a developer going ahead (scenario 1 in Section 5). Creams
Mill is an example of this. There are 69 sites in this category
• Category B. There are sites where the value of completed homes exceeds the cost but there
is insufficient value to create a profit, which means there is not sufficient incentive for a 		
developer (scenario 2 in Section 5). Old Hall Street is an example of this and there are 33 sites
in this category
• Category C. There are sites that are viable and can progress and, in many cases, these will
be developed with no incentive. Where the Council owns a site in this category (scenario 1 in
Section 5), it can be used to stimulate development on a site that is the most difficult of all to
develop (scenario 3 or 4 in Section 5): those where the cost of development exceeds the 		
completed value. The example below involving Part Street and Union Mill shows how the 		
Council’s site can be used in this way. There are 18 sites in this category, 11 that require 		
subsidy and seven that can be used to assist other sites.

7.7

It would be repetitive to describe the methods to address every site. Instead, all sites are
summarised in Appendix 2. The table shows the basic details of each site included in Section 4,
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along with the financial scenario (Section 5), the interventions that can be used (Section 6), the
financial support and investment they require. The table also shows the subsidy the Council
would need to provide in a worst case scenario. The sites are also grouped into priority bands
to show sites that should be considered in the first phase of the work.
7.8

Appendix 2 includes 120 sites with the capability of delivering 5,226 new homes. As discussed
in previous sections, it is reasonable to assume 75% of these homes can be delivered if the
recommended interventions are provdided, a total of 3,920. Some of these sites will be
developed without intervention. Assuming this is approximately 30% (1,570), 2,350 will require
intervention.

7.9

In total, 3,920 homes, together with a number of empty homes brought back into use (200 each
year), is sufficient to meet demand for between five and six years.

7.10 Further sites will need to be added and considered for intervention to continue to meet the
housing need in future years. The review of this plan and interventions will need to be a
continuous process.
7.11 In addition to the provision of new homes, Sections 3 and 4 describe how empty homes can be
used to contribute to new housing supply and how existing homes are required to meet the
affordable housing need. The interventions for existing homes, whether empty or involving a
change of tenure, are very different from development sites. They are summarised separately in
Table 30.

Market rent
7.12 A strong theme from Sections 2 and 3 is the increase in homes provided for market rent. This is
driven by both choice and necessity.
7.13 In some cases, people have no choice but to rent in the private sector. They canot afford to
purhase a home and they are not able to secure an affordable home via a housing association.
7.14 In other cases, people are electing to rent in the private sector and for longer than has
previously been the norm. This is a result of people enjoying flexibility until later in their life,
people establishing families later in life and more transient employment patterns.
7.15 The interventions proposed and necessary for a number of sites will ensure a significant
proportion of new homes are provided for market rent. The way the interventions are designed
also means these homes will be provided by professional landlords, more likely to maintain high
standards of management and maintenance than individual investors.
7.16 The homes for market rent produced by the interventions will be sufficient to meet the growing
demand and to ensure that there is choice for people in a range of areas and with a range of
dwelling types.
7.17 If the interventions do not provide new homes for market rent, there would have been a need to
introduce specific measures.

Town centre
7.18 The Council’s existing plans for the town centre are progressing well and involve significant
intervention that has been agreed and is now being implemented. This is considered a standalone project and, as a result, sites in the town centre have been excluded from this plan.
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7.19 The homes being provided in the town centre will make a significant contribution to balancing
the type of smaller homes available to a wide range of people, including:
• People who need or prefer to rent in the private sector
• People who have little choice to buy new apartments
• People who would like to live in a town-centre environment but do not a wide choice of quality
homes
7.20 In time, it may be necessary to consider some intervention to enure there are homes specifically
tailored to older people in the town centre. Sections 2 and 3 show the population growth
among older people is significant and good-quality homes in accessible locations will be both
needed and demanded. As work progresses in the town centre, intervention 5 (older people)
may be required.

Site proposals
Category A: Creams Mill, Little Lever
7.21 According to the Council’s brownfield site records, this site is considered not deliverable,
despite the area having property values (£200 per square foot) that support the development of
new homes. This indicates the site includes abnormal elements.
7.22 In this case, the development requires relatively expensive infrastructure (new road bridge and
sewage treatment plant) to be installed before any homes can be developed. This means
incurring significant expense months in advance of the first income from sales and the risk that
sales do not progress as expected. If market values reduce and sales slow or development has
to stop while completed homes are sold, the cost of the infrastructure has to be absorbed by
fewer homes. This is a level of risk that many developers are unable to accommodate. It is also
possible that some developers will not be able to secure funding for the development due to
this risk.
7.23 There are two possible interventions in a site of this type.
• The Council can assist by reducing the expense and risk of the infrastructure. The Council can
access funding available for infrastructure from Homes England (Intervention D1). This 		
removes the infrastructure risk and allows the developer to progress the site on the same 		
basis as a site with no significant infrastructure requirement
• Alternatively, the Council can arrange to protect the developer from risk by underwriting the
costs of development (Intervention D2). If the developer is secure in the knowledge that its 		
costs can be recovered and there is no possibility of suffering financial loss, it would provide
the comfort to go ahead with the scheme
Worked example (Intervention D2)
7.24 The developer’s financial viability suggests the cost of development, including land, is equivalent
to £190,000 per home and the forecast average sale price is £223,500. The cost is 85% of the
forecast value. The Council would underwrite the developer’s costs and would be required to
meet any difference between the development cost and the income from sales.
7.25 If the developer is unable to sell the homes as expected, the following steps would be adopted.
• The developer would gradually reduce prices to attract sales. Prices could reduce by 15% 		
without incurring any loss. This is likely to result in most homes being sold;
• If there are homes remaining and further sales appear unlikely, the homes would be offered to
a private rent investor at cost price;
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• If that is not viable, they would be advertised for shared ownership by a Registered Provider.
The price paid for a shared ownership home of this value would support a price at 85% of the
market value and the developer’s costs would be covered. If the market value has fallen, the
shared ownership home may need subsidy in the form of grant funding and the council should
prepare for funding of approximately £25,000 per home;
• If the home cannot be sold as a shared ownership home, it can be used for Affordable Rent.
In this case, there would be a need for subsidy in the form of capital funding in addition to 		
Homes England grant. Based on a typical appraisal criteria of many Registered Providers, the
Council would need to provide subsidy of approximately £60,000 for each home that was 		
provided for Affordable Rent. This is subsidy in addition to Homes England grant and the price
the RP can affod to pay.
7.26 It is extremely unlikely that no home would sell and even more unlikely that homes would not sell
once a 15% discount is applied. It is more likely that assistance will be required for a small
number of homes that are taking longer than expected to sell. By this time, the developer will
have generated some profit on the homes that have sold and they would be expected to use
this profit as subsidy or discount before the Council is required to assist.
7.27 For example, if the developer sold 70 homes at the target price, a profit of £2.3m would have
been generated. The developer would be expected to use this profit to offer discounts to unsold
homes or to subsidise affordable homes before the Council makes a contribution. In this case,
£2.3m divided among the remaining 25 homes is £92,000 per home. This would fund either a
significant discount on the remaining homes, subsidy for shared ownership or subsidy for
Affordable Rent. The developer would choose the point at which a discount became less
favourable than shared ownership or Affordable Rent.
7.28 In a very poor case where the developer sold fewer than half the homes (say 40) at the target
price, a profit of £1.34m would have been generated. In this case, the profit divided among the
remaining 55 homes is £24,400 per home. This would fund either a significant discount on the
remaining homes (an additional 10%, 25% in total), subsidy for shared ownership or subsidy for
Affordable Rent. Again, the developer would choose the point at which a discount became less
favourable than shared ownership or Affordable Rent.
7.29 It is only when all the surplus the developer has made has been used that the Council would
need to provide funding.
Table 19: Creams Mill sales scenario 1
Homes 			
Percentage of		
Profit				
Council
				target price			generated			funding
95			
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100%				

£3.18m			

£0

Subsidy required from the council					

£0
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Table 20: Creams Mill sales scenario 2
Homes 			
Percentage of		
Profit				
Council
				target price			generated			funding
30			

100%				

£1.00m			

£0

20			

95%				

£447m				

£0

20			

90%				

£223k				

£0

10			

85%				

£0				

£0

15			

Affordable Rent		

£0				

£675k

									£1.67m			£675k
				Subsidy required from the council					£0
Table 20: Creams Mill sales scenario 2
Homes 			
Percentage of		
Profit				
Council
				target price			generated			funding
50			

90%				

£558k				

£0

20			

85%				

£0				

£0

10			Shared ownership		£0				£0
15			

Affordable Rent		

£0				

£675k

									£558k				£675k
				Subsidy required from the council					£117k
7.30 The Council would be required to provide subsidy in scenario 3 only. The subsidy would be
£117,000 to fund 15 homes for affordable rent, equivalent to £7,800 per home. It is anticipated
this funding would come from commuted sums provided by developers in place of on-site
provision of affordable housing.

Summary
7.31 The Council would be required to provide subsidy in scenario 3 only. The subsidy would be
£117,000 to fund 15 homes for affordable rent, equivalent to £7,800 per home. A contingency
of £83,000 has been added to provide an allowance of £200,000 to cater for a significantly
worse scenario than set out above.

Category B; Old Hall Street, Kearsley
7.32 The site has planning permission for 64 apartments and the council’s analysis suggests the
scheme is not deliverable. The situation is unlikely to change in the near future for two reasons:
• Values are unlikely to increase sufficiently to attract a developer
• The number of homes on the site presents a large sales risk if they are all developed at the 		
same time
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7.33 In addition, the cost of developing the site in phases, which would limit the sales exposure and
risk, increases the cost of a development that already faces a challenging viability.
7.34 The location is convenient for shops in Farnworth, the local motorway network and for buses to
Bolton town centre.
7.35 There are no reasons to suggest the area suffers from a lack of demand and it is likely there
would be demand for new homes, particularly when there are so few developed in the area in
the last ten years. There are few homes for sale that have been on the market for more than one
month and, despite a number of flats in the area, there are none currently for sale. Those
advertised in the last six months have sold relatively quickly.
7.36 The development the 64 apartments on this site is likely to incur costs of at least £6,000,000.
There are few, if any, developers that would invest this amount of money based on the need to
sell 64 apartments in this area, particularly when the value is only marginally greater than the
cost of development (i.e. a modest profit is being made).
7.37 This is one of the most challenging types of development to stimulate. It is too large for a
scheme of entirely affordable housing (where a housing association may be encouraged to
develop it if there is sufficient grant) and it is an unattractive combination of size, property types,
location and values for a sales-led development.
7.38 Despite this, with the correct interventions, development is possible. It will, however, require a
number of interventions:
• D2 (Developer guarantee 1: underwrite costs)
• D3 (Developer guarantee 2: off-plan sales)
• D6 (Design advice and construction risk assistance)
7.39 Depending on how the development is carried out and the proposed tenures, the following
interventions may also be required:
• D1 (Homes England funding)
• D4 (Review of Section 106 agreement)
• D5 (Older people)
• P1 (Bolton Shared Ownership)
• P2 (Deposit assistance)
7.40 This number and combination of interventions is likely to be typical of the more challenging sites.
7.41 Before any further work is carried out, it would be beneficial to review the current design
proposals. They appear to have been produced in a bouyant housing market (2007) with the
aim of maximising the capacity of the site, regardless of the type of dwelling. It may now be
preferable to consider a combination of house types, which could be ten houses and 36
apartments. Intervention D6 can be used to provide assistance to the owner and developer to
arrive at the optimum viability.
7.42 For any development to go ahead, it will be necessary to reduce the sales risk and ensure a
developer is protected from making a loss. This can be done with two interventions D2 and D3.
7.43 Intervention D2 will work in the same way as the Creams Mill site above.
7.44 The Council would underwrite the developer’s costs and would be required to meet any
difference between the development cost and the income from sales.
7.45 If the developer is unable to sell the homes as expected, the following steps would be adopted.
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• The developer would gradually reduce prices to attract sales. Prices could reduce by 10% 		
without incurring any loss. This is likely to result in most homes being sold.
• If there are homes remaining and further sales appear unlikely, the homes would be offered to
a private rent investor at cost price.
• If that is not viable, they would be advertised for shared ownership by a Registered Provider.
The price paid for a shared ownership home of this value would support a price at 90% of the
market value and the developer’s costs would be covered.
• If the home cannot be sold as a shared ownership home, it can be used for Affordable Rent.
In this case, there would be a need for subsidy in the form of capital funding in addition to 		
Homes England grant. Based on a typical appraisal criteria of many Registered Providers, the
Council would need to provide subsidy of approximately £15,000 for each home that was 		
provided for Affordable Rent.
7.46 It is extremely unlikely that no home would sell and even more unlikely that homes would not sell
once a 10% discount is applied. It is more likely that assistance will be required for a small
number of homes that are taking longer than expected to sell. By this time, the developer will
have generated some profit on the homes that have sold and they would be expected to use
this profit as subsidy or discount before the Council is required to assist.
7.47 For example, if the developer sold 26 homes at the target price, a profit of £390,000 would
have been generated. The developer would be expected to use this profit to offer discounts to
unsold homes or to subsidise affordable homes before the Council makes a contribution. In this
case, £390,000 divided among the remaining 20 homes is £19,500 per home. This would fund
either a significant discount on the remaining homes, subsidy for shared ownership or subsidy
for Affordable Rent. The developer would choose the point at which a discount became less
favourable than shared ownership or Affordable Rent.
7.48 In a very poor case, the developer may sell fewer than half the homes at the target price and
make negligible profit. In this case, the developer would sell on a shared ownership basis and, if
there were still homes remaining unsold, subsidy would be required to provide them for
Affordable Rent. The council should assume £20,000 subsidy would be required for each home.
Again, the developer would choose the point at which a discount became less favourable than
shared ownership or Affordable Rent.
7.49 It is only when all the surplus the developer has made has been used that the Council would
need to provide funding.
Table 22: Old Hall Street sales scenario 1
Homes 			
Percentage of		
Profit				
Council
				target price			generated			funding
46			
			

100%				

£690k				

£0

Subsidy required from the council					

£0

55

Housing Delivery Plan

Table 23: Old Hall Street sales scenario 2
Homes 			
Percentage of		
Profit				
Subsidy
				target price			generated			required
16			

100%				

£240k				

£0

10			

95%				

£75k				

£0

10			Shared ownership		£0k				£0
10			

Affordable Rent		

£0k				

£200k

									£315k				£200k
				

Subsidy required from the council					

£0

Table 23: Old Hall Street sales scenario 2
Homes 			
Percentage of		
Profit				
Subsidy
				target price			generated			required
0				

100%				

£0k				

£0

16			

95%				

£120k				

£0

20			Shared ownership		£0k				£0
10			

Affordable Rent		

£0k				

£200k

									£120k				£200k
				

Subsidy required from the council					

£80k

7.50 The Council would be required to provide subsidy in scenario 3 only, where no homes have sold
at their target price and only 16 homes have been sold outright on the open market. The
subsidy would be £80,000 to fund 10 homes for affordable rent. It is anticipated this funding
would come from commuted sums provided by developers in place of on-site provision of
affordable housing.
7.51 Even though the developer is protected from losses when intervention D2 is implemented, there
are still few developers that will be prepared to develop 64 homes for the returns available and
further risk would need to be removed.
7.52 Intervention D3 could be used in conjunction with interevention D2. Intervention D2 protects
against risk associated with development costs, whereas intervention D3 reduced the sales risk.
7.53 The principal aim of this intervention is to accelerate developments that may otherwise proceed
more slowly. It does this by guaranteeing a number of homes are sold in advance and,
therefore, also reduces the number of homes that the developer needs to sell.
7.54 Rather than a conventional development of homes for sale, alongside a number sold to a
housing association for affordable rent and shared ownership, the development could be
divided between four tenures with the addition of market rent. This example assumes 16 homes
are sold outright and ten each are provided for market rent, shared ownership and affordable
rent.
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7.55 The homes for market rent will be sold off-plan to an investor before the development begins.
For the purposes of this example, it is assumed they are ten, two-bedroom apartments.
7.56 The intervention involves the Council agreeing terms with a member of a panel of investors to
acquire homes and, in return, receive a rent guarantee for a period of five years.
7.57 To establish the terms of the rent guarantee, a normal allowance for void periods would be
agreed (say 5%). If the rent fell below this level, the council would guarantee the difference and
meet the cost to 95% of the gross income. This would be subject to a cap of two months’ rent
per annum and would apply to the average of all ten homes in the development, rather than
individual properties.
7.58 For a monthly rent of £500, the annual gross income would be £6,000 and £60,000 for all ten.
A typical void allowance of 5% would result in a target net income of £57,000. The table below
shows how the guarantee payment would be calculated.
Table 25: Old Hall Street rent guarantee scenario 1
Apartment
Gross income
Target income Actual income 		 Difference
							 from target
1

£6,000

£5,700

£5,500		-£200

2

£6,000

£5,700

£6,000		+£300

3

£6,000

£5,700

£5,500		-£200

4

£6,000

£5,700

£5,500		-£200

5

£6,000

£5,700

£6,000		+£300

6

£6,000

£5,700

£6,000		+£300

7

£6,000

£5,700

£6,000		+£300

8

£6,000

£5,700

£5,000		-£700

Table 25: Old Hall Street rent guarantee scenario 1
Apartment
Gross income
Target income Actual income 		 Difference
							 from target
9

£6,000

£5,700

£6,000		+£300

10

£6,000

£5,700

£5,500		-£200

TOTAL

£60,000

£57,000

£57,000		£0

7.59 Scenario 1 requires no subsidy despite a number of apartments failing to generate the target
income.
7.60 Scenario 2 in the table below shows a poor example to create a rent shortfall and illustrate the
level of guarantee required for a pessimistic scenario.
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Table 26: Old Hall Street rent guarantee scenario 2
Apartment
Gross income
Target income Actual income 		 Difference
							 from target
1

£6,000

£5,700

£5,700		£0

2

£6,000

£5,700

£5,000		-£700

3

£6,000

£5,700

£5,700		£0

4

£6,000

£5,700

£5,500		-£200

5

£6,000

£5,700

£6,000		+£300

6

£6,000

£5,700

£4,500		-£1,200

7

£6,000

£5,700

£6,000		+£300

8

£6,000

£5,700

£5,000		-£700

9

£6,000

£5,700

£6,000		+£300

10

£6,000

£5,700

£5,700		£0

TOTAL

£60,000

£57,000

£55,100		£1,900

7.61 Scenario 2 results in a guarantee payment of £1,900 in the year. If this situation persisted, the
maximum guarantee payment the council would be contracted to make would be £9,500,
equivalent to £950 per property.
7.62 As well as agreeing a number of sales in advance, this market rent solution can be used as a
contingency exit strategy in the event that homes for sale or shared ownership do not sell.
7.63 In return for the guarantee agreement, the investor would agree to the management being
carried out by the Council’s appointed agent. This allows the performance and income to be
tracked and provides the Council with some influence if the performance is poorer than
expected.
7.64 Further intervention may be required depending on the developer’s funding arrangements and
the final use of the homes on the site.
• If the developer is unable to access conventional development finance, intervention D1 can be
used to assist with an application to Homes England’s Home Building Fund
• If the Section 106 contributions are a barrier to the development’s viability, intervention D4 may
be needed to consider alternative Section 106 requirements, such as payments based on the
success of the sales
• If the end use of part of the site is for older people, intervention D5 can be used to provide the
assurances that the owner and manager of the homes requires
7.65 Interventions can also be used to assist purchasers.
• Intervention P1 can be used to assist people who wish to buy on a shared ownership basis
• Intervention P2 can be used to assist people who do not have a deposit to purchase a home,
either on a conventional or shared ownership basis
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Summary
7.66 Any one of eight interventions could be used to stimulate the development of the site. Some will
certainly be required but others will depend on the type and tenure of the homes, the developer
and the purchasers.
7.67 Based on a relatively pessimistic scenario, the Council may need to provide some subsidy and
rent guarantees.
• Subsidise homes that do not sell and are changed to affordable rent (say, five homes and 		
£100,000 in total);
• Guarantee rent for ten homes that do not perform as well as expected (say, £10,000 in total)
• Invest £820,000 to assist purchasers with Bolton Shared Ownership and desposit assistance.
7.68 Apart from investment, this example requires capital expenditure of £110,000, equivalent to
approximately £2,400 per home.
7.69 In the worst case scenario where no homes sell on the open market or on a shared ownership
basis or to an investor for market rent, they can be used instead for affordable rent. The Council
would then be required to provide £20,000 per home in the form of subsidy, £920,000 in total.
7.70 While the development is challenging, it is not anticipated that the Council will need to commit
capital expenditure in the form of subsidy or guarantees. It is likely that investment in shared
ownership and deposit assistance will be needed.

Category C: Part Street, Westhoughton and Union Mill, Bolton
7.71 This illustration shows how land in the Council’s ownership can be used to stimulate
development on a site (Union Mill) that would otherwise require significant cash subsidy.
7.72 The Council’s site at Part Street in Westhoughton is allocated for residential development and
has capacity for approximately 90 homes.
7.73 One option would be to sell the site on the open market. It is likely to generate between £2.5m
and £3.0m. This could then be used to subsidise the development of the Union Mill site.
7.74 Alternatively, the Council could enter into an agreement with a developer to develop both sites.
To do this, an agreement would need to be reached to purchase the Union Mill site. For the
purposes of this example, it is assume this is possible.
7.75 The developer would purchase the Union Mill site and develop both sites simultaneously. The
Council would retain ownership of the Part Street site and issue a licence to allow its
development.
7.76 Rather than receive payment for the Part Street site, the Council would receive a share of the
profit made from the developments. The developer benefits because they do not have to raise
funding for the land.
7.77 The Union Street site is not viable as a standalone development and the area cannot support
more than 100 apartments for sale. A significant proportion of the site could be developed as
affordable housing with the majority of those forming a scheme designed specifically for older
people. The remainder would be sold, either on the open market or for market rent.
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7.78 The development of the Union Street site will require subsidy for the affordable housing and
incentives to encourage the development of apartments for sale and market rent.
7.79 The Part Street site will generate a profit from the sale of homes on the open market.
7.80 The outcome of both sites is summarised in the table below.
Table 27: Part Street and Union Mill
Site
Site cost
				

Development
cost

Income

Surplus

Union Mill

£1,000,000

£13,500,000

£11,500,000

-£3,000,000

Part Street

£0

£11,000,000

£16,500,000

£5,500,000

TOTAL

£500,000

£25,000,000

£28,000,000

£2,500,000

7.81 The Union Mill site makes a loss of approximately £3m and, therefore, requires £3m of subsidy.
If the Council sold the Part Street site, the receipt could meet this subsidy requirement.
7.82 The two sites jointly produce a surplus of £2,500,000, which would be shared between the
developer and the Council. This way, the Council benefits from the delivery of a site that would
be very difficult to deliver alone and receives £1.25m.
7.83 By connecting the two sites and making Union Mill a condition of access to the Part Street site,
the developer is incentivised to make a success of both sites. The alternative of separate
developments would involve a Council subsidising the Union Mill site with little incentive for a
developer to immerse themselves in the success of the project, as it would not be profitable and
their costs would need to be underwritten (see Appendix 2).

Empty homes and change in tenure
7.84 The table below shows the intervention and funding and investment required to bring empty
homes back into use and to provide the required affordable housing through a change in tenure.
7.85 The housing requirement and proposals in this report are based on 200 empty homes being
brought back into use each year and the change in tenure (from private ownership or market
rent to shared ownership or affordable rent) of 154 existing homes.
Table 28: Empty homes and existing properties funding
Site
End use
Purchase
Homes Investment in
				
or lease		
interventions
							

Estimated
cost of
interventions

		

Affordable rent

Lease

50

750,000

25,000

			
Empty
			
homes
			

Affordable rent

Purchase

50

1,000,000

25,000

Market Rent

Lease

50

0

50,000

Market Rent

Purchase

50

0

50,000

			

Shared Ownership

Purchase

50

1,500,000

0

			
Change
			in tenure

Affordable rent

Purchase

64

1,500,000

42,000

Shared Ownership

Purchase

70

2,100,000

0
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Total financial requirement
7.86 The total financial requirement to implement all interventions and incentivise the delivery of new
homes and the change in tenure of 155 homes each year is approximately:
• Capital funding (subsidy) from the Council: £2,500,000;
• Investment: £20,000,000; and
• Net operating costs of £100,000.
7.87 The subsidy required from the Council is equivalent to approximately £5,000 for each homes
that requires intervention to be developed. It is important to assess the economic impact of an
additional home to understand whether it creates a benefit equal to this investment in the long
term. One outcome is that the Council will receive Council Tax for each new home. Over the
lifetime of a home, the view could be taken that the additional Council Tax income justifies the
grant funding.
7.88 In addition to grant funding, an investment of approximately £20,000,000 is required each year.
This will be recovered in full, including interest. A margin should be included in loans and
investments that creates a contingency for the interventions and, if not required, provides an
income to the Council. This investment will also generate income from property price increases
as people buy additional shares in the shared ownership homes.
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8.

Recommendations
8.1

The recommendations from this report are to implement the eleven interventions but it is
acknowleged that all interventions cannot be implemented immediately and that it will take time
to arrange the necessary resources, funding, procurement and governance.

8.2

Some of the interventions are simpler to establish and introduce than others. Some interventions
work alone while others are more effective when used in combination. Some interventions
provide more than one benefit. Some interventions incentivise only a modest number of homes
but offer good value for money.

Priority interventions
8.3

The interventions should be prioritised to enable the delivery plan to achieve tangible results as
quickly as possible.

8.4

For example, a shared ownership fund will increase the number of affordable homes, provide an
exit strategy and alternative market for new homes for sale and offer a housing option that does
not exist for some households.

8.5

Interventions that encourage private rent provision for suburban family homes increases the
pace of delivery of new housing developments and caters for the increasing demand for
professionally-managed homes of this type.

Phase 1
8.6

It is recommended the following interventions are implemented immediately:
• D1:
Homes England funding
• D3:
Developer guarantee 2 (off-plan sales)
• D4:
Review of Section 106 agreement
• D5:
Older people
• P1:
Bolton shared ownership
• P2:
Deposit assistance
• D9 and P3: Custom build service

8.7

These six interventions incur an annual running cost of £140,000, with the ability to recover
£100,000 of this total cost.
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Phase 2
8.8

It is recommended the following interventions are explored in more detail to understand their
benefit to the Council:
• D2:
Developer guarantee 1 (underwrite costs)
• D6:
Design advice and construction assistance
• D7:
Sites in low-value areas
• D8:
Increase construction capacity and reduce cost
• D10: Community-led development

8.9

The implementation of these interventions, alongside those in phase 1 would enable all the
necessary homes to be delivered.

Quick wins
8.10 The implementation of these interventions, alongside those in phase 1 would enable all the
necessary homes to be delivered.
8.11 To achieve immediate results, the Council should identify organisations that will work on some of
the interventions at risk on the basis that their time is rewarded if they are successful. This
should be viewed as an interim measure while long-term plans are put in place. It is feasible that
private and third-sector organisations could be interested in delivering the following interventions
on this basis.
• D1:		
Homes England funding
• D4:		
Review of Section 106 agreement
• D5:		
Older people
• D6:		
Design advice and construction risk assistance
• D9 and P3:
Custom build service
8.12 It is possible private and third-sector organisations could help to put in place some, although
not all, elements of the following interventions.
• D3:
Developer guarantee 2 (off-plan sales)
• P1:
Bolton shared ownership
8.13 If the quick wins are put in place, it is possible to stimulate development of a number of new
homes within six months. To work for a sustained period in the long term, a more reliable source
of funding and investment is required. The initial period of activity will provide time for the
Council to arrange this and will provide lessons that can be used to refine the managemnt and
effectiveness of the interventions.
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9.

Action Plan
9.1

In order to deliver 726 new homes each year, as well as provide 155 affordable homes from
existing stock, a number of actions will be necessary. This action plan sets out the priorities the
Council should adopt to ensure the interventions are a success and to support and stimulate
the development of an additional 504 homes each year and to provide 155 affordable homes
through a change in tenure.

9.2

Each intervention will need a plan for its implementation. Some interventions require specific
skills and knowledge, such as technical and financial, which means they will be managed by
specialists. Despite this, the effectiveness of the interventions will only be maximised if they are
used inconjunction and, for this, a coordinator is required. This will be a key role and is essential
if the Council is to receive value for money for its funding and investment.

9.3

It is recommended that a Strategic Development Manager is appointed to oversee the
implementation and ongoing coordination of the interventions. They will be the single point of
contact and advice for developers, landowners and housing associations, as well as people in
the Council. The role will involve directly managing some interventions and signposting to those
managed by a specialist. The role will also coordinate interventions to ensure that one is not
being less effective because it either is or isn’t being used alongside another.

9.4

Many of the interventions will only be effective if they are actively promoted to land owners,
developers, purchasers and investors and then they will need to be carefully explained before
many people will understand the benefits and agree to adopt them. This promotion activity can
be carried out by the Strategic Development Manager.

9.5

It will also be the Strategic Development Manager’s role to monitor the success of interventions
and report on their effectivess in order to support funding reviews and decision making about
the continuation of each intervention.

9.6

The “D” interventions involve assistance for developers and landowners that will need to be
promoted and explained if they are to be successful. Some of this can be done via the planning
department at various stages of the planning process from pre- application advice to discharge
of conditions. It will still, however, require positive action to be taken and a resource will need to
be identified to assess developments and approach land owners and developers to sell the
assistance available. The Council can create an Intervention Lead for Developers, whose role is
to convert referrals from the planning department into contractual relationships and to promote
the assistance and secure interested parties.

9.7

The “P” interventions involve publicising initiatives to the public (prospective house buyers). An
intervention Lead for House Buyers role can be created to promote custom build, shared
ownership and deposit assistance opportunities to the public and to match them with suitable
homes and developments.

9.8

Intervention D5 requires a number of departments to work together to produce the commitment
documents but, once they are complete, the Growth and Regneration Team can promote the
intervention to the likely developers: Registered Providers and specialist housing organisations.
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9.9

Intervention D7 can be promoted to Registered Providers by the Growth and Regeneration
Team.

9.10 Intervention D8 will require a greater commitment and level of involvement and planning. If this
option is to be progressed, it is recommended a separate detailed plan is prepared.
9.11 A board or committee will be required to approve applications for funding under each funding
programme. This could be a combination of Council members, Council employees and external
advisors or members from just one or two of these groups.
9.12 The following roles could be carried out in-house or by external appointments:
• A fund manager to consider applications and agree funding for interventions 2, 3, 5, 7, 9
		 and 10
• A monitoring surveyor to assess progress and challenges on sites that are supported by
		 a fund
• A manager for shared ownership sales and funding (intervention 5)
9.13 It is assumed external advice will be most appropriate way of delivering the following, in some
cases because of the sporadic nature of the work:
• An advisor to help with funding applications to Homes England (intervention D1)
• Viability advice (interventions D2, D4 and D7)
• Securing private rent investors and appointing managers for private rented homes
		 (intervention D3)
• A custom build development manager and advisor (interventions D9 and P3); and
• An expert panel of advisors from a range of construction disciplines (intervention D6).
9.14 In addition, there are incentives that will not result in new homes but will provide opportunities
for people to buy their own homes and to achieve afforable housing targets.
9.15 The actions required to implement the incentives are set out in the following action plan.
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Action Plan for administration and management of the incentive programme
Action

Interventions
supported

Responsibility, recommendation
and outcome

Appoint a Strategic Development Manager.

All

A dedicated internal resource to set up,
manage and monitor the intervention
programme.
A resource to coordinate various interventions
to ensure they are used in the most effective
combinations.
A resource to directly manage a number of the
interventions.

Develop an action plan and budget to
establish each intervention.

All

A costed plan with responsibility for actions to
establish each intervention that can be used to
seek approval for each intervention or group of
interventions.

Set up all interventions.

All

Once approved, a number of interventions
require a designated manager and they then
become part of the designated person’s role.
Other interventions involve council investment,
which requires an approval process.

Launch the Housing Development Plan to a
range of audiences, including publicity of all
interventions and the assistance available.

All

The Strategic Development Manager should
work with the Council’s communications team,
and an external agency, if necessary, to
promote the interventions to the appropriate
groups. Specific campaigns will be required for
each type of audience.

Appoint an external organisation to advise
developers and assist with applications for
Homes England funding.

D1

An external organisation is best-suited to this
role, as the work will be sporadic and requires
specialist knowledge that does not justify an
internal resource. The cost would be recovered
with a fee for successful applications.

Appoint an external organisation to advise
developers on the options for guarantees
to underwrite costs and to secure off-plan
sales.

D2, D3

An external organisation is best-suited to this
role, as the work will be sporadic and requires
specialist knowledge that does not justify an
internal resource. The cost would be recovered
with a fee for successful applications.

Designate a planning lead to support
reviews of planning obligations.

D4

A single point of contact with the knowledge
and authority to advise land owners,
developers and the Strategic Development
Manager on the flexibility with existing planning
obligations to stimulate development.
Asistance for the Strategic Development
Manager to understand the scope for
encouraging the land owners and developers
to consider alternative forms of development
on a particular site.
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Action

Interventions
supported

Responsibility, recommendation
and outcome

Establish a panel of representative from
internal departments to oversee promotion
of developments for older people.

D5

The panel should have representatives from
Adult Social Care, Growth and Regeneration
and Housing Benefits teams as a minimum.
The panel will establish a template for each
form of housing for older people that acts as
standard guidance for developers. The panel
will then approve support for individual
schemes and agree the support required to
stimulate development.

Establish a panel of external advisors with a
range of skills to assist land owners and
developers with challenging sites and to
advise the council on appropriate
assistance.

D6

The panel should have representatives with
expertise in architecture, civil engineering,
structural engineering and environmental
engineering as a minimum.
The panel will advise land owners and
developers on ways to progress development
and minimise their cost and risk.

Appoint a panel lead from the external
advisors, who will receive enquiries and
coordinate panel activity.

Where an application is made, the panel will
advise the Council on the benefits of the
Council underwriting the developer’s risk for
individual elements of the construction.

Establish an application process for
Registered Providers to request funding for
sites that are in low-value areas and are not
viable for development of any kind.

D7

The Strategic Development Manager would be
responsible for establishing and managing this
intervention.

Establish a monitoring process that would
trigger this intervention if construction
capacity and cost becomes a barrier to
development.

D8

The Strategic Development Manager would be
responsible for establishing and managing this
intervention.

Establish a committee to approve
investment decisions for the relevant
interventions and to oversee the
implementation and effectiveness of the
interventions

D2, D7, P1, P2

If construction capacity and cost needs to be
addressed, the Strategic Development
Manager would be expected to commission
external advice to help design and implement
the intervention.
A committee comprising members and, if
appropriate, independent external advisors.
Four interventions require continuous funding
and investment. A budget would be
established for these interventions and the
committee would have the delegated authority
to approve the use of this budget.
Individual investment decisions are required for
each development supported by interventions
D2 and D7.
The committee would set parameters for the
investment in P1 and P2 and delegate
approval of each one to the legal and finance
departments. There will be too many
transactions to approve each one individually.
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Action

Interventions
supported

Responsibility, recommendation
and outcome

Appoint an external organisation to receive
enquiries and administer applications from
house buyers for Bolton Shared
Ownership, Bolton Rent to Buy (deposit
assistance) and custom build.

P1, P2, P3, D9

The Strategic Development Manager will
appoint the external organisation and be the
liaison between the organisation and the legal
and finance teams, who will process
payments.

The external organisation will also receive
enquiries from developers interested in
promoting custom build.

The appointment of the external organisation
should be made on an invcentivised basis
where the organisation is responsible for
marketing and generating interest in the
scheme.

Designate a lead contact point for people
interested community-led development.

D10

Initially, this should be the Strategic
Development Manager who will receive
expressions of interest in community-led
development. As the scale of interest becomes
clear, it may be necessary to commission
external support to assist groups with
individual developments.

Establish a procedure for monitoring and
reviewing the effectiveness of each
intervention and for assessing the collective
benefit of all interventions

All

This should be established and maintained by
the Strategic Development Manager, who
would report to the committee descirbed in the
previous action.

Designate a lead liaison for developers
• to discuss and advise developers on
interventions available to promote
development
• to promote opportunities arising from
interventions to developers

D1, D2, D3,
D4, D6, D7,
D8, D9

This should be the Strategic Development
Manager, as the developer advice is largely a
coordination and signposting role to ensure the
most appropriate interventions and
combination are used.

Designate a lead liaison for land owners
• to discuss and advise land owners on
interventions available to make their sites
attractive to developers
• to match them with suitable developers

No specific
intervention

This should be the Strategic Development
Manager, as the land owner advice is a
coordination role, which will result in matching
the land owner with the most suitable
developer.

Develop Council-owned sites to
demonstrate the value and effectiveness of
the interventions.

D1, D2, D3,
D7, P1 and P2

The project will be led by the Growth and
Regeneration Team.
The collection of Council-owned sites will be
developed to deliver new homes but thye will
also show how sites that are not considered
viable can be developed, how homes can be
accelerated and how the interventions work.
This will also enable a review of the
interventions to refine and improve them as
they are adopted by other developers.
Sites suitable for extra care and older people’s
housing should be excluded from this action
and set aside for the development of homes
for older people and supported housing.

68

Housing Delivery Plan

Action

Interventions
supported

Responsibility, recommendation
and outcome

Identify suitable sites to form a
development programme of homes for
older people and supported housing,
including for care leavers.

D1, D2, D3,
D5, D7, P1
and P2

The project will be led by the Growth and
Regeneration Team.
Sites that are suitable for older people’s homes
and suported housing should be identified as
soon as possible, to avoid them being used for
mainstream housing.
Interventions should then be used to deliver
the homes together with a developer and, if
different, long-term owner, manager and
support provider.

Following the programme of Councilowned sites, establish delivery programmes
for privately-owned sites, based on the use
of appropriate interventions.

D1, D2, D3,
D4, D6, D7,
D9, D10, P1,
P2 and P3

The project will be led by the Growth and
Regeneration Team.
The action will begin by engaging site owners
and establishing the interventions needed to
progress the site and deliver new homes.
Sites will be prioritised for intervetnion and
grouped to make the application of
interventions more efficient.
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8.8

39.0

21.2

2.2

1.5

11.8

14.5

1.1

Over
Hulton

30.3

44.5

4.1

10.7

1.7

5.4

2.4

1.0

Tonge
and
Breightmet

18.6

36.3

26.1

3.6

4.4

6.7

4.4

0.0

Westhoughton
with
Chew
Moor

24.6

35.2

15.2

8.7

6.7

5.9

3.2

0.6

Total

Housing Delivery Plan

Appendix 1.

Housing evidence base data

Housing Delivery Plan

Table A1: Household composition by area
Household
composition

Area
Astley
Bolton
Bridge,
Town
Bromley Centre
Cross,
Harwood

Deane,
Derby,
Daubhill
and
Great
Lever

Farn- Halliwell Heaton, Horwich
and
Lostock
and
worth
Crompand
with
Blackrod
Harper
ton
Smithills
Green

Little
Lever,
Darcy
Lever
and
Kearsley

Over
Hulton

Bolton
Tonge
Westand
hought- average
Breight- on with
Chew
met
Moor

Single Adult (under 65)

13.9

40.8

25.9

24.8

32.5

16.8

17.9

20.0

9.8

28.5

16.8

22.1

Single Adult (65 or over)

10.6

19.5

11.5

13.7

10.5

12.7

12.1

12.1

14.5

14.0

9.8

11.9

Couple only
(both under 65)

17.1

21.8

14.6

18.1

11.5

14.9

19.8

20.1

17.2

13.8

21.5

16.6

Couple only
(one or both over 65)

19.7

0.7

7.6

8.8

10.5

20.5

15.5

14.5

31.0

10.2

12.3

13.1

Couple with at least 1 or 2
child(ren) under 18

16.3

0.0

7.7

10.4

9.0

9.8

12.6

10.6

7.9

15.1

15.4

11.7

Couple with 3 or more
children under 18

3.2

4.6

6.9

1.2

3.7

3.7

4.5

3.4

1.8

2.3

5.8

4.0

Couple with child(ren)
aged 18+

8.8

0.7

9.6

8.7

2.8

12.1

5.1

6.0

7.4

3.9

8.3

7.3

Lone parent with at least
1 or 2 child(ren) under 18

3.0

3.4

3.4

3.0

3.0

1.8

6.3

6.8

3.2

5.7

5.0

4.1

Lone parent with 3 or
more children under 18

0.5

0.0

3.5

0.6

1.8

0.0

0.5

1.3

0.0

0.0

0.0

1.0

Lone parent with child(ren)
aged 18+

3.5

7.5

4.0

6.9

5.0

4.3

2.7

2.6

3.7

2.2

2.1

3.7

Other

3.4

1.2

5.4

3.8

9.7

3.6

3.0

2.7

3.4

4.3

2.9

4.4

Total

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0

100.0
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Table A2: Land registry price paid (£) by dwelling type by area 2017
Sub area

Dwelling
type

Percentile
25

Mean

Percentile
50

Percentile
75

Astley Bridge,
Bromley Cross
and Harwood

Detached

200,000

280,782

241,500

295,000

Flat

102,000

136,532

130,000

153,500

Other

2,000

229,047

165,750

282,000

Semi-detached

140,000

164,241

160,000

185,000

Terraced

95,000

132,311

123,000

152,500

Detached

No Sales

No Sales

No Sales

No Sales

Flat

54,000

59,534

58,000

66,000

Other

135,000

492,887

187,786

650,000*

Semi-detached

75,000

75,000

75,000

75,000

Terraced

86,000

86,000

86,000

86,000

Detached

160,000

217,438

207,498

245,000

Flat

52,500

69,711

67,000

85,000

Other

95,000

221,386

131,000

265,000

Semi-detached

93,750

125,388

119,000

140,000

Terraced

62,000

81,245

76,000

95,000

Detached

127,995

155,748

144,995

181,250

Flat

54,500

69,581

63,975

73,000

Other

32,000

1,456,654

87,500

165,000

Semi-detached

93,000

111,813

115,000

127,995

Terraced

64,000

82,172

78,000

96,000

Detached

183,000

225,894

234,950

259,950

Flat

61,000

78,918

75,000

83,000

Other

131,000

169,178

131,000

131,000

Semi-detached

102,000

134,799

128,000

155,000

Terraced

60,000

81,610

73,000

90,000

Detached

235,000

386,723

339,950

457,500

Flat

103,000

163,945

160,000

234,950

Other

131,000

131,428

131,000

131,000

Semi-detached

131,000

179,321

159,650

207,000

Terraced

97,000

150,221

118,000

183,995

Detached

205,000

252,375

245,000

282,500

Flat

70,500

94,478

85,000

115,000

Other

69,750

2,035,306

135,250

370,000

Semi-detached

130,000

157,311

148,000

180,000

Terraced

87,500

114,506

109,995

134,000

Bolton Town
Centre

Deane, Derby,
Daubhill and
Great Lever

Farnworth with
Harper Green

Halliwell and
Crompton

Heaton, Lostock
and Smithills

Horwich and
Blackrod
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Table A2: Land registry price paid (£) by dwelling type by area 2017
Sub area

Dwelling
type

Percentile
25

Mean

Percentile
50

Percentile
75

Little Lever,
Darcy Lever
and Kearsley

Detached

175,000

197,809

190,000

231,250

Flat

63,250

77,694

76,000

85,500

Other

75,000

336,181

124,000

320,000

Semi-detached

111,250

136,594

130,000

162,000

Terraced

74,000

99,569

97,000

120,000

Detached

235,000

305,548

272,500

340,000

Flat

143,500

143,500

143,500

143,500

Other

60,329

169,443

213,000

235,000

Semi-detached

172,000

204,514

191,000

214,750

Terraced

81,000

131,350

142,500

152,000

Detached

195,000

204,430

206,495

234,995

Flat

52,000

72,461

60,000

74,500

Other

131,000

134,648

131,000

131,000

Semi-detached

108,000

130,472

130,000

162,495

Terraced

68,000

87,144

82,500

102,000

Detached

199,000

245,337

240,000

272,000

Flat

65,950

84,878

86,000

100,000

Other

16,200

1,080,226

127,500

242,500

Semi-detached

117,000

142,569

140,000

167,500

Terraced

93,000

121,238

111,250

137,500

Detached

195,000

274,915

238,250

290,290

Flat

59,000

91,093

74,000

105,000

Other

131,000

346,703

131,000

131,000

Semi-detached

115,000

145,682

137,500

169,498

Terraced

71,000

101,229

90,000

120,000

Over Hulton

Tonge and
Breightmet

Westhoughton
with Chew Moor

Bolton

Source: Land Registry Price Paid 2017
*This figure was reported in the data and is presented in the table for completeness. However, the data may relate to a group
property purchase

Estimating older persons housing needed
Table A3 represents the baseline position for the full range of accommodation options for older people
in Bolton as at 2018, according to the Elderly Accommodation Council (EAC).
The Housing LIN SHOP@ tool was used for baseline provision and estimates in the Greater
Manchester Housing supported data pack for Bolton published by NHS Greater Manchester. It
records 3,680 units of supported housing, 5,961 units of sheltered and retirement housing and 324
units of housing with care. It has no information on residential care with or without nursing. Due to
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differences in classifications between the two data sets it is impossible to reconcile them other than to
note that the estimate of 324 extra care units and housing with care are identical.
We have used the EAC data for our forecasting as it provides a baseline for residential care provision.
This is important as growth in residential care places will partly offset the need for additional housing
for this group.
Table A3

Categories of older person accommodation

Category

No. of units

Description

Age-exclusive
housing

1,005

Schemes or developments that cater exclusively for older people, usually
incorporate design features helpful to older people, and may have
communal facilities such as a residents’ lounge, guest suite and shared
garden, but do not provide any regular on-site support to residents.

Care homes
689
without nursing

A residential setting where a number of older people live, usually in single
rooms, and have access to on-site care services. Since April 2002 all
homes in England, Scotland and Wales are known as ‘care homes’, but are
registered to provide different levels of care

Care home
with nursing

873

A home registered simply as a care home will provide personal care only help with washing, dressing and giving medication
A home registered as a care home with nursing will provide the same
personal care but also have a qualified nurse on duty twenty- four hours
a day to carry out nursing tasks. These homes are for people who are
physically or mentally frail or people who need regular attention from a
nurse.

Enhanced
sheltered/
close case

0

Sheltered housing that provides more in facilities and services than
traditional sheltered housing but does not offer the full range of provision
that is found in an Extra Care housing scheme

Retirement
housing

3,582

Housing developments of a similar type to sheltered housing (see below),
but built for sale, usually on a leasehold basis.

Extra Care
housing

324

Extra Care Housing is housing designed with the needs of frailer older
people in mind and with varying levels of care and support available on
site. People who live in Extra Care Housing have their own self- contained
homes, their own front doors and a legal right to occupy the property. Extra
Care Housing is also known as very sheltered housing, assisted living, or
simply as ‘housing with care’. It comes in many built forms, including blocks
of flats, bungalow estates and retirement villages. It is a popular choice
among older people because it can sometimes provide an alternative to a
care home.

Sheltered
housing*

3,517

Sheltered housing means having your own flat or bungalow in a block, or
on a small estate, where all the other residents are older people (usually
over 55). With a few exceptions, all developments (or ‘schemes’) provide
independent, self-contained homes with their own front doors.

Total

9,990

Including Registered Provider dwellings
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Table A4

Analysis of future need for specialist older person accommodation

Current
provision

No. of units
2018

No. aged 75
and over 2018

No. aged 75 and over
2035 (projected)

21,300

30,800

Ratio of population
to current provision

Ratio applied to
2035 population

Change in
need

Specialist
older person

8,428

0.4

12,187

3,759

Residential
Care

1,562

0.1

2,259

697

Total

9,990

14,446

4,456

75

76

Post
code

BL4 8SF
BL5 3NL
BL6 6AX
BL6 6QD
BL1 5AJ
BL3 4QL
BL1 5AF
BL2 4EQ
BL2 2AA
BL6 4LJ
BL6 7JN
BL1 3AE
BL1 3EN
BL2 4JY
BL3 2QP
BL6 5RF
BL2 1AB
BL5 3RD
BL2 3ET
BL4 9LH
BL6 7AE
BL6 7AH
BL3 6AB
BL2 6PY
BL3 4LE
BL5 3PL
BL4 0PQ
BL1 8PP
BL2 1EH
BL7 9NE
BL1 8BN
BL2 6NA
BL4 0HU
BL4 0NH
BL4 8AR
BL5 3AZ
BL5 3TR
BL2 6TN
BL3 1SJ
BL3 1XJ
BL1 3DN
BL3 6UQ

Site

Manor Golf Club , Manor Road, Kearsley
692 Chorley Road, Westhoughton
Mere Brow, Chorley Old Road, Horwich
Colemans, Chorley Old Road, Horwich
13 Ravenswood Drive
Dean Conservative Club, Raven Road
Land north Of Christ Church, Markland Hill
Old Cobblestones, Greenwoods Lane
The Old Scrapyard, Windley Street
Burnthwaite Old Hall, Old Hall Lane
Land at Dickinson Street West, Horwich
68 Chorley Old Road
Site of former City Hotel, 37-39 Eskrick Street
Bolton Open Golf Club, Longsight Lane
Land adjacent 235 Manchester Road
Vale House, Vale Avenue, Horwich
Garage Colony, Dorset Close, Farnworth
Land adjacent 9 Wigan Road, Westhoughton
Old School House, Lea Gate
Lark Hill, Farnworth
86 Lee Lane, Horwich
2 Harrison Street, Horwich
124 Newport Street
Breightmet Methodist Church, Bury Road
Land adjacent 249 Hulton Lane
96,106 & Paddock, Chorley Road, Westhoughton
Land between 377 and 379 Highfield Road, Farnworth
Land at Seymour Road
19-23 Manchester Road
86 Chapeltown Road, Bromley Cross
Handel Street
Inverbeg Drive, Breightmet
Greenland Road
Plodder Lane
Albert Street
Derelict Pockets Snooker Club, Market St, Westhoughton
Collingway Wood
Harpford Close, Breightmet
Riversdale Mill
Suffolk Close, Little Lever
Yarrow Place
St Paul’s Mill
private
private
private
private
private
private
private
private
public
private
private
private
private
private
private
private
private
private
private
private
private
private
private
private
private
private
council
public
private
private
council
public
private
council
council
private
council
council
private
council
council
private

1
1
1
1
2
2
3
4
5
5
5
6
6
6
6
6
7
7
8
8
9
9
10
11
11
12
13
14
14
14
15
15
15
15
15
15
15
16
16
16
17
17

Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield
Brownfield
Greenfield
Greenfield
Brownfield
Greenfield
Greenfield
Brownfield
Greenfield
Greenfield
Brownfield

Ownership Homes Brown or
green

Appendix 2.
2
2
1
1
1
2
1
1
2
1
1
2
2
1
4
1
2
1
1
2
1
1
2
1
1
1
2
1
2
1
1
1
1
1
2
2
1
1
3
1
2
3

Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, not deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Full permission, deliverable
Outline permission, deliverable
Unknown permission, deliverable
Full permission, deliverable
Full permission, deliverable
Outline permission, deliverable
Full permission, deliverable
Full permission, deliverable
Allocated site
No permission
Full permission, deliverable
No permission
No permission
No permission
Full permission, deliverable
No permission
No permission
Full permission, deliverable
No permission
No permission
No permission
Allocated site
No permission
No permission
A
A
A
A
A
A
A
A
B
A
A
A
A
A
C
A
A
A
A
B
A
A
B
A
A
A
A
B
B
A
A
A
A
A
A
A
C
A
B
C
A
B

Finance
scenario from Section
Section 5
7 type

Type of site 1
D2, D6, P1, P2
D2, D6, D9, P1, P2, P3
D3, D6, D9, P1, P2, P3
D6, D9, P1, P2, P3
D6, D9, P1, P2, P3
D2, D6, D9, P1, P2, P3
D6, D9, P1, P2, P3
D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D2, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D2, D3, D6, D7
D1, D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D6, D9, P1, P2, P3
D1, D2, D3, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D2, D3, D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D2, D6, P1, P2
D1, D2, D6, P1, P2
D1, D6, D9, P1, P2, P3
D1, D2, D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D2, D6, P1, P2
D1, D2, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D6, D9, P1, P2, P3
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2

Interventions proposed
D
D
D
D
D
D
D
D
D
D
D
B
B
C
B
B
B
B
B
B
B
B
B
B
B
B
A
A
B
B
A
A
B
A
A
B
A
A
C
A
A
C

20,000
20,000
20,000
20,000
40,000
40,000
60,000
90,000
110,000
110,000
110,000
130,000
130,000
130,000
130,000
130,000
150,000
150,000
170,000
170,000
190,000
190,000
220,000
240,000
240,000
260,000
280,000
300,000
300,000
300,000
320,000
320,000
320,000
320,000
320,000
320,000
320,000
340,000
340,000
340,000
370,000
370,000

10,000
10,000
10,000
10,000
10,000
10,000
20,000
20,000
30,000
30,000
30,000
30,000
30,000
30,000
30,000
30,000
40,000
40,000
40,000
40,000
50,000
50,000
50,000
60,000
60,000
60,000
70,000
70,000
70,000
70,000
80,000
80,000
80,000
80,000
80,000
80,000
80,000
80,000
80,000
80,000
90,000
90,000

Priority Investment in Est. cost of
interventions interventions

Housing Delivery Plan

Post
code

BL2 5EW
BL3 1EF
BL6 5DQ
BL7 9BY
BL1 3DG
BL3 3AQ
BL1 3DE
BL2 3BP
BL2 6DH
BL3 1RL
BL1 2HS
BL1 3BS
BL1 3JW
BL3 1QY
BL3 5AN
BL3 6PP
BL4 7BR
BL4 8JX
BL5 3TW
BL1 3HW
BL2 6BL
BL4 9RJ
BL1 3ND
BL1 3LT
BL6 4BY
BL2 6GJ
BL4 9DB
BL4 0HX
BL2 6BG
BL2 4HU
BL4 7JD
BL4 9PQ
BL2 6HE
BL3 5JE
BL4 7HH
BL1 7AT
BL3 2AL
BL1 8AH
BL3 2SB
BL6 4GG
BL2 5LF
BL2 6NW
BL4 8BB
BL3 1LH
BL1 3HW
BL3 4QL
BL3 2PZ

Site

Newby Road
Church Street 1-s26
Carlton Close
Darwen Road
Eskrick Street
Higher Swan Lane
Shepherd Cross Street Industrial Estate
Brook Saw Mills
Back Bury Road
Radcliffe Road
Egyptian Mill, Slater Lane
Land at junction of Hatfield Road and Shepherd Cross St
Falcon View, Cotton Street
Victory Road, Little Lever
Ramsbottom Street
Back Minorca Street
Harrowby Mill
Holcombe Close, Kearsley
Cricketers Way, Westhoughton
Brownlow Folds Mill
Tonge Fold Mill, Clegg Street
Century Motors, George Street
Wordsworth Mill
Land at Temple Road
Ox Hey Lane
Long Lane/Radcliffe Road
Land at Old Hall Street/Mabels Brow, Kearsley
Land at Minerva Road, Farnworth
Romer Street Works and Health Centre
St Catherine’s Academy, Woodlands, Breightmet
Century Lodge, Farnworth
Manor Garage
Hollycroft Avenue
Dinsdale Drive
Land at Campbell Street, Farnworth
IGW Garage, 241-245 Belmont Road
T Sutcliffe and Co, Weston Street
Halliwell Mills, Bertha Street
Weston Street, Great Lever
Land at Lostock Lane, Academy Site, Lostock
SS Osmund and Andrew RC Primary School, Withins Drive
St Osmunds Primary
Bent Street Works
Lever Gardens
Tennyson Mill/Brownlow Fold Mill
Dealey Road
Land At Hall Lane/Whitley Street/Loxham Street, Farnworth
council
council
council
public
council
mixed
private
private
private
council
mixed
private
public
council
council
council
private
council
council
private
private
private
private
private
private
private
private
private
mixed
council
mixed
private
public
private
private
private
private
private
private
private
private
private
mixed
private
private
council
private

18
18
18
18
19
20
22
22
22
22
23
23
23
23
23
23
23
23
23
24
24
24
25
26
26
27
27
29
30
32
32
33
34
35
35
36
36
38
38
40
41
41
41
43
45
45
46

Greenfield
Greenfield
Greenfield
Brownfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield
Brownfield
Brownfield
Greenfield
Greenfield
Greenfield
Brownfield
Greenfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield

Ownership Homes Brown or
green
3
1
1
1
2
2
3
1
2
2
3
2
2
1
3
3
2
2
1
3
2
2
3
1
1
1
2
1
3
1
3
3
1
3
2
1
2
3
3
1
2
1
3
1
3
1
4

No permission
No permission
No permission
No permission
Allocated site
No permission
Outline permission, deliverable
No permission
No permission
Allocated site
No permission
Full permission, deliverable
No permission
Allocated site
No permission
Allocated site
No permission
Allocated site
No permission
No permission
Outline permission, deliverable
No permission
No permission
Full permission, deliverable
No permission
No permission
Full permission, not deliverable
Full permission, deliverable
No permission
Allocated site
Allocated site
No permission
No permission
No permission
No permission
Full permission, not deliverable
No permission
Outline permission, deliverable
No permission
No permission
Full permission, deliverable
No permission
No permission
No permission
No permission
Allocated site
Outline permission, not deliverable
A
C
C
A
A
A
B
A
B
A
B
A
B
A
A
A
B
A
C
B
B
A
B
A
A
A
B
A
B
C
B
B
A
B
A
A
B
B
B
A
A
A
B
A
B
C
C

Finance
scenario from Section
Section 5
7 type

Type of site 1
D1, D2, D3, D6
D1, D3, D4, D6, D9, P1, P2, P3
D1, D3, D4, D6, D9, P1, P2, P3
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D6
D1, D2, D3, D6
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D2, D3, D4, D6, P1, P2
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D7, P1, P2

Interventions proposed
A
A
A
B
A
B
B
B
B
A
D
B
B
A
A
A
C
A
A
C
C
B
C
B
B
B
B
B
C
A
A
B
C
B
B
B
C
B
B
B
C
C
C
B
C
A
B

390,000
390,000
390,000
390,000
410,000
430,000
470,000
470,000
470,000
470,000
490,000
490,000
490,000
490,000
490,000
490,000
490,000
490,000
490,000
520,000
520,000
520,000
540,000
560,000
560,000
580,000
580,000
620,000
650,000
690,000
690,000
710,000
730,000
750,000
750,000
770,000
770,000
820,000
820,000
860,000
880,000
880,000
880,000
920,000
970,000
970,000
990,000

90,000
90,000
90,000
90,000
100,000
100,000
110,000
110,000
110,000
110,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
120,000
130,000
130,000
130,000
140,000
140,000
150,000
150,000
160,000
160,000
170,000
170,000
180,000
180,000
180,000
180,000
190,000
190,000
200,000
210,000
210,000
210,000
220,000
230,000
230,000
230,000

Priority Investment in Est. cost of
interventions interventions
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Post
code

BL3 6UP
BL1 5NE
BL3 3PY
BL1 4AG
BL1 4TG
BL3 2AD
BL4 0NQ
BL5 2DD
BL2 6TS
BL3 5NT
BL4 7AQ
BL2 4HT
BL6 7DX
BL1 4SF
BL4 9QT
BL4 9BD
BL2 4HT
BL3 3HH
BL4 0JL
BL4 8JW
BL4 0NJ
BL2 6QT
BL5 3EL
BL5 3QG
BL3 1AU
BL1 2TW
BL3 1NP
BL2 1JE
BL1 2PP
BL3 6HY

Site

Roxalina Street, Great Lever
Land at Heaton Grange, Heaton Grange Drive
Nixon Road South
Biz Spa Road
Biz Gas Street
Hartford Tannery
Carr Drive
Former Greyhound Track, Wigan Road, Westhoughton
Land North of Radcliffe Road (rear of 747)
Gilnow Gardens
Farnworth Industrial Estate
Earls Farm, Stitch Mi Lane
Singleton Avenue, Horwich
Gilnow Mill
Century Mill
Land at Old Hall Street, Kearsley
Firwood School
Hayward School
Redgate Way
Moss Rose Mill
Clare Court
Breightmet Hall IV
Armor Holdings
Part Street, Westhoughton
Creams Mill, Mytham Road, Little Lever
Folds Road/Turton Street
Tarmac, Stopes Road, Little Lever
Chadwick Street Campus
Site of Union Mill, Vernon Street
Derby Street/Rothwell Mill

78
council
council
private
mixed
public
private
public
private
council
council
private
council
council
private
private
private
public
public
public
private
public
public
private
council
private
private
private
public
private
private
3,911

47
48
48
50
50
50
50
50
51
51
52
53
53
60
61
64
66
70
70
72
79
80
86
90
95
97
101
120
141
153

Greenfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Greenfield
Brownfield
Greenfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Greenfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield
Brownfield

Ownership Homes Brown or
green
3
1
2
3
3
3
1
2
1
2
3
1
1
3
2
2
1
3
1
3
1
1
1
1
1
4
1
1
4
3

No permission
Allocated site
No permission
No permission
No permission
No permission
No permission
Full permission, deliverable
No permission
Allocated site
No permission
Allocated site
Allocated site
No permission
No permission
Full permission, not deliverable
No permission
No permission
No permission
No permission
No permission
No permission
No permission
Allocated site
Full permission, not deliverable
No permission
No permission
No permission
Full permission, not deliverable
No permission
A
C
A
C
C
B
A
B
A
A
B
C
C
B
B
B
A
A
A
B
B
A
A
C
A
C
A
A
C
C

Finance
scenario from Section
Section 5
7 type

Type of site 1
A
A
B
C
C
C
C
B
A
A
B
A
A
C
C
B
C
C
B
C
B
C
B
A
B
B
B
C
B
B
84,090,000

1,010,000
1,030,000
1,030,000
1,080,000
1,080,000
1,080,000
1,080,000
1,080,000
1,100,000
1,100,000
1,120,000
1,140,000
1,140,000
1,290,000
1,310,000
1,380,000
1,420,000
1,510,000
1,510,000
1,550,000
1,700,000
1,720,000
1,850,000
1,940,000
2,040,000
2,090,000
2,170,000
2,580,000
3,030,000
3,290,000

19,850,000

240,000
240,000
240,000
250,000
250,000
250,000
250,000
250,000
260,000
260,000
260,000
270,000
270,000
300,000
310,000
320,000
330,000
350,000
350,000
360,000
400,000
400,000
430,000
450,000
480,000
490,000
510,000
600,000
710,000
770,000

Priority Investment in Est. cost of
interventions interventions

TOTAL INVESTMENT AND COST

D1, D2, D3, D4, D5, D6, P1, P2
D1, D3, D4, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D7, P1, P2
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D9, P1, P2, P3
D1, D2, D3, D4, D5, D6, D7, P1, P2
D1, D2, D3, D4, D5, D6, P1, P2

Interventions proposed

Housing Delivery Plan

Housing Delivery Plan
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Housing Delivery Plan
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