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1.0 Preface

The Manchester Salford Housing Market Renewal Area encompasses the old Victorian
core of the two cities. This area has experienced some of the most extensive physical,
social and economic changes of any western European city over the last half century. For
example, approximately fifty thousand properties were demolished in this area over the
period 1955 to 1971 on Health and Fitness grounds. These properties were then
replaced, predominantly with council housing which was frequently poorly designed and
unpopular. This property and some of the terraced stock on the fringes of the old
Comprehensive Redevelopment Areas became the focus of the debate about low demand
housing during the 1990's. Urban Regeneration activity in the two cities during this period
focused considerable resources on addressing consequences of neighbourhood decline.
This activity provided the foundations for developing a comprehensive approach to
restructuring when the Housing Market Renewal Fund was announced in 2002. As a
result of public sector intervention over the period 1991 to 2015 a further twenty thousand
properties will have been demolished, much of it abandoned prior to clearance proposals
being accepted. This second wave of redevelopment will further accelerate changes to
the urban form in the HMRA.

This large scale and repetitive housing redevelopment has been accompanied by a
substantial fall in population within the Pathfinder area from 500,000 to around 200,000
over the fifty years from 1951 to 2001. This loss of population was exacerbated by the
deindustrialisation of the two cities, a process which will be virtually complete within the
next decade. These negative changes have been mitigated by a sustained approach to
urban regeneration over the last 15 years. For example Hulme has been rebuilt, the
Dockland area of Salford has been transformed into a vibrant mixed use centre, and the
Central Business District has been substantially redeveloped. These changes, positive and
negative, have radically altered the function and form of the inner core of Manchester and
Salford.

A key question for the RFI programme was therefore:

To what extent had changes in urban form and population density become so profound
that they had become a significant driver of decline in some areas, whilst in other areas
with more favourable characteristics, had it become the bedrock for sustainability and
popularity of the housing stock?

This question has been addressed through the RFI in a two stage process:
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disadvantage without concomitant increases in public transport. But it is more than a
question of convenience. As services are removed, the buildings in which they are housed
and the vitality that they generate will no longer act as a physical heart to the community.

The potential for service retrenchment is illustrated by the current plans for post office
closure in Manchester and Salford. The Post Office has blamed a declining number of
customers and said "The harsh reality is that many urban offices are struggling to survive
because there are too many branches for the amount of business."I

Using threshold analysis, the RFI programme can illustrate the historical relationship
between the declining population and service reduction. It can show where continued
public service provision may reflect political will rather than simple per capita based
analysis of ‘need’ and where this situation may become more pronounced if population
continues to decline.

This analysis does not make an automatic assumption that the existence of a service or
services is sufficient to make the neighbourhood a neighbourhood of choice. Quality of
provision is as important as quantity; a poorly performing school may act as a disincentive
to potential residents. Nor does it assume that absence of say a local chemist, is a sign of
imminent neighbourhood failure. Provided residents have mobility lack of services may be
tolerated provided that other assets exist (quietness, housing type, image etc). However,
by mapping location of services and indicating their accessibility, it is possible to see the
kind of quality of life experienced by communities.

ISouth Manchester Reporter http://www.southmanchesterreporter.co.uk/news/index/articles/article_id=15135.html
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However it may be that Barton’s thresholds may be quite high when we consider how a
Local Authority might develop service provision around given population and density
levels. For example the thresholds used by Dartford District Council in their local plan (see
Table 4.2 below) to calculate provision of community facilities assumes around 1368
people to support a primary school, assuming an average of 2.4 people per household, the
UK average (ONS 2001c), as the basis for calculating their provision. [Note that
catchments are calculated in terms of dwelling numbers

Table 4.2 Guideline Standards and Thresholds for Community Facilities.

Facility Dwellings catchment to support facility Indicative persons per hectare
Primary School 570

- 80% of dwelling within 400m walking distance
- 100% of dwellings within 600m walking distance

1368

Community Hall 1,500 3600
Social services centre 3,000 7200
Health Centre 3,750 9000
Library 5,000 12000
Local Shopping facility 1,000 2,400
District Shopping Centre 3,000 7,200

Source: Dartford DC

In terms of health provision, it is worth noting the average list size for a GP is less than
2000 although a single GP can carry a list of up to 3500 (West Berkshire 2004). It should
be noted that under the new GP contract, GPs will no longer receive a fixed sum for each
patient on their list. Funding will now take into account factors such as a person's age,
gender and health, local mortality rates and the local cost of living.

4.1.1 The impact of non-residential populations on services

Mixed use areas can contribute to the vitality of local services. Again Barton et al (2003:
91) comments that “many local jobs are related to local services. Local shops, schools,
surgeries, pubs, police, social services… can amount to 30% of total demand”. The
presence of ‘friendly’ neighbourhood businesses can thus be a real asset for a
neighbourhood.
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4.1.2 Size of catchment area

Local service provision may result in local journeys: for example 97% of supermarket trips
will be to local area if provided locally – see figure 4.1 below (Barton 2003:96). However
this is a necessary rather than sufficient condition for use of local services. Farthing points
out household socio-economic characteristics including car ownership is a determinant of
usage of local services (cited in Williams undated)

Figure 4.1 Percentage trips to facilities
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4.1.3 Relationship between catchment area size and density

There is a direct correlation between the density of an area and the number of people
living within it. Density thus affects the range of services that can be provided within
walking distance. Table below illustrates the number of households that can be calculated
to be within a catchment area given the road structure and average densities.

Figure 4.3 Catchment populations

Source: Barton et al 2003

It should be noted that as household size decreases, the number of households required
to fulfil these thresholds is likely to increase. A review of the 2001 census illustrates that
average density of population per hectare at a town or city level is generally below what is
required to support the provision of even basic services (primary school, post office) within
acceptable walking distance. Services can be provided at a lower density across a wider
area if car travel or public transport can be assumed. Therefore poorer communities which
cannot afford significant transport costs will need to live in an urban environment with
higher residential densities than more affluent groups. An example of this is highlighted by
Barton (2003) who noted that a catchment area of 2000 people living at an average of 40
persons per hectare (ppha) will support a First School within a reasonable walking
distance. Out of 375 urban areas ranked in the census, only the top 26 had an average
population of 40 persons or more per hectare. (See Appendix for all Local Authority
densities 2001) Manchester was ranked at 44 with an average density of 34 persons per
hectare, while Salford is ranked at 79 with a density of 22 persons per hectare. (ONS
2001b) Clearly, this is an average and the picture will vary between neighbourhoods, and
between authorities, particularly urban local authorities where some have substantial areas
of Green Belt within their boundaries such as Leeds (13 people per hectare) and others
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such as Manchester which do not. The relative performance of the neighbourhoods in
Manchester and Salford are discussed in section 5 of this report.

4.1.4 The impact of social profile on catchment size

Socio-demographic profile therefore affects accessibility levels given that car ownership
affects propensity to walk and to need services accessible within a walking distance or via
public transport. Car ownership and use also correlates to wealth. Adults (aged 17 and
over) living in households without a car walked much further on average than those living
in households with a car with the average annual distance being 265 miles (without)
compared with 163 miles (with). (Department for Transport 2003).

Age is also a determinant. Problems with walking increase dramatically over the age of 70
with elderly women reporting more problems than men (Department for Transport 2003).
In the Manchester and Salford context it has been noted that there is a direct relationship
between the higher population densities in the inner South Manchester area, its enduring
popularity, and its ability to retain local services (see figure 5.3). The population density of
the inner South Manchester area has been maintained at a range of 49-74 persons per
hectare since 1951. The two extremities of this range have been used to calculate the
repopulation requirements of those areas most seriously affected by abandonment as
detailed in section 6 of this report.

4.2 Green space provision

4.2.1 What type of green space is required?

The text below is excerpted from Barton et al 2003 (p115). It shows that green space is
important to create a lively neighbourhood for all users i.e. both residents and workers
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4.3 Public transport accessibility levels

Not all services can be provided locally so accessibility to town or district centres by car or
public transport is essential. Accessibility is also critical to providing links to employment
opportunities. A traditional hub and spoke’ pattern of transport provision into city centres
does no longer guarantee accessibility to employment opportunities. See figure 4.8 below.

There is also a link between density and public transport provision (Owens 1991).
However, there is no standard formula to calculate the catchment size required to support,
for example a bus service. To achieve economic viability, as a rule of thumb a bus needs
to carry an average of 15 people over the course of its route (which may entail a greater
number of people travelling over part of its route). It can also be assumed that people
undertake on average 3 trips a day. However the propensity of a catchment area to
provide the required number of people wiling to use public transport, and for the service to
be viable, is dependent on a number of factors including: modal split (which is linked to car
ownership), frequency of service, cost, policy measures to limit the attractiveness of the
car (such as parking constraints or congestion charging) and the perception of quality of
the service.

4.4 Additional social costs to residents in failing neighbourhoods

The ‘policy off scenario faced with a declining population would result in contraction of
public and private services. In the interests of social cohesion, local authorities may chose
to subsidise provision but this is a cost that needs to be understood as part of any strategy
to maintain and ultimately regenerate neighbourhoods. However, failing neighbourhoods
also have a cost for residents, which may act as an additional ‘push’ factor to those who
are able to exercise housing choice and leave the area. In a submission to DTLR report on
empty housing, a Salford resident wrote:

“We are being penalised for the area in which we live. For example, we currently pay £50 per
month house insurance (building and contents) and £50 per month car insurance for a house which

is worth the above [£8,000] and a car which is probably worth about £1,000.” (Select Committee
2002: Para 44)

In addition to an effective reduction in household income, through increased outgoings
such as insurance premiums, the effective wealth of households may also be reduced.
The effective wealth of an area can be calculated by combining house prices with
proportions of households owning their property in part or in full (Dorling et al 2004).
Consequently, there is a relative decline in household wealth as house prices decline.
Moreover, house owners may continue to spend a substantial amount of their disposable
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income on repairs to aging property, yet house values may not be high enough to recoup
this investment. (See RENEW North Staffordshire: First HMR Prospectus)

Costs may not just be monetary. In the same report, it was pointed out that even where
total population numbers in a neighbourhood remain the same, a transitory population
which is characteristic of failing neighbourhoods may impact on services. For example, a
North West Housing submission stated;

"For schools, even if numbers remain at a viable level, the turnover of children entering and leaving

the school as families move in and out of the area can impact severely on attainment levels." (ibid
para 46)

4.5 The impact of structural trends

4.5.1 Changing retail patterns

The decline in local services can be attributed not just to declining population densities.
The changing structure of purchasing patterns has also undermined local shop viability
across the country. As the figure below shows, there has been a major shift from local
shops to supermarket based provision.

Figure 4.5 Relative decline in local grocery
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At the national level between 1996 and 2001 the decline of neighbourhood retail provision
by both sales and floorspace is evident this is shown in figures 4.6 and 4.7 below.

Figure 4.6 Retail provision sales and floorspace available by type and location 1996
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Figure 4.7 Retail provision sales and floorspace available by type and location 1996
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Hillier Parker report that following the development of large out-of-town-centre food stores,
the traditional convenience sector declines 21-75% in market share. (Cited in Barton et al.,
2003:103)

4.5.2 The impact of traffic growth

Traffic and the severance caused by it can have a major impact on the cohesion and
quality of life of a neighbourhood. A tolerable level of traffic in a residential area has been
estimated at 300 passenger car units (Buchanan et al 1963 cites in Barton et al 2003). In a
classic study of American streets undertaken by Appelyard (1981, cited in CABE 2004), it
was found that the heavier the traffic, the fewer the connections between residents.
Residents on lightly trafficked streets had three times more friends and twice as many
acquaintances as those living on a street with heavy traffic. People living on heavily
trafficked streets tended to sell their homes more quickly contributing to a more transitory
neighbourhood.

4.5.3 The impact of employment location shifts

The contribution that local employment and services can make to the vitality of an area is
shown above. Clearly the impact depends on the type of employment – is it a friendly or
unfriendly neighbour? However, national trends show a decentralisation of all types of jobs
from the conurbations into towns and rural areas.

Figure 4.8 Location of employment
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Even as late as 1975 there was still an active coal pit and a small steel foundry operating
in East Manchester, but by this time the Port of Manchester was largely disused following
the loss of traffic to other declining industrial areas such as the cities of Chicago and
Detroit. The breakdown of these historic industrial and commercial linkages reflected the
death of the old industrial cities and presented the challenge of considering a post-
industrial future.

In Manchester and Salford the very poor housing conditions of the old inner city industrial
areas were seen as presenting the greatest challenge. A process, begun before the war,
of decanting population into overspill areas such as Wythenshawe, Hattersley, Handforth
or Partington emptied large parts of the inner city. Once this process had started
redevelopment, which involved the large scale clearance of nineteenth century industrial
housing, to be replaced by high rise, deck access and other high density housing
developments, was begun. While this created some green space in the inner city the aim,
in recognition of the rising population, was to maintain population density at levels similar
to that of the original terraced properties.

However by the mid 1970s it became apparent that many of the new inner city housing
developments were failing and that the new housing was not popular. An incoming Labour
Minister of Housing announced in 1974 that “the bulldozer stops here” and there was a
shift in emphasis from new build to refurbishment of nineteenth century stock, which was
seen as more popular.

In fact what was being missed was a regional change in population distribution. The first
generation of New Towns in the North West had been little more than detached versions of
the overspill estates. Areas of housing with limited social facilities and little thought of
employment opportunities or social mix. The second generation New Towns, such as
Warrington, Runcorn and Central Lancashire New Town, were much more ambitious
ventures in social and economic engineering. They aimed to attract skilled workers and
their employers. However these towns were coming on stream at a time when the post war
baby boom was in decline and there was no longer the pressure on housing that had
driven the housing policies of the 50s and the 60s. The main impact of these towns was to
further undermine the inner city areas both economically and in terms of sheer numbers.

An additional factor that came into play was a much more mobile population. Skilled
workers were increasingly able to own cars and to use them to travel to work. The
development of the motorways, in particular the M6 and the M56 as well as the expanding
suburbs, gave car owning skilled workers the opportunity to get away from the poor social
and physical environments offered by the inner city areas.
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5.1.2 Sub-regional change

Mapping population change at the sub-regional level illustrates the decentralisation of
population discussed above, that has occurred over the period since 1971. It also shows
the growth of the new towns (particularly Warrington), and the influence of the motorway
network on patterns of population growth.

Figure 5.1 North West – Change in population densities 1971 – 1991
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