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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION

TO THE LEADERS BRIEFING ON 7th March, 2011
TITLE:
THE LANGWORTHY HOTEL, LANGWORTHY ROAD, SALFORD AND ADJACENT LANDS

RECOMMENDATION:

That the Lead Member for Regeneration:

1. Approves the demolition of the Langworthy Hotel and the treatment of the site on a temporary basis; and

2. Considers the option of converting the site into a pay and display car park and approve the coming forward of a further, more detailed report on this matter.

EXECUTIVE SUMMARY: 


The Langworthy Hotel occupies a central location within the Seedley and Langworthy Renewal Area and has been vacant since acquisition by the City Council in 2000. The condition of the property continues to deteriorate and various studies undertaken in recent years have concluded that refurbishment of the existing structure is not economically viable and the building now represents a Health and Safety risk. Demolition is now considered the most appropriate course of action, with options for the temporary use of the cleared site to be considered pending the longer-term redevelopment of the site in conjunction with vacant adjacent lands to the rear.

BACKGROUND DOCUMENTS:


Previous indicative scheme submitted by Great Places Housing Association in December 2007.

Urban Vision report on Seedley and Langworthy Trust property requirements dated March 2010.

KEY DECISION:
No  

DETAILS:

1.0    BACKGROUND

The Langworthy Hotel occupies a central location within the Seedley and Langworthy Renewal Area. The Langworthy Road corridor is a key part of the strategy for the area and a number of initiatives have been developed and implemented that have improved the physical environment of the main shopping area. These have included rationalisation of the retail units, improvements to shop frontages, improved on-street parking and public realm works.

The Hotel was built in the early 1900’s, was refurbished in 1985 and operated as a public house until its sale in 1993. Abbotsound Limited then converted it to provide hostel accommodation. It was acquired by Salford City Council in 2000 on behalf of the Seedley and Langworthy Partnership and has been vacant since that date.

Numerous proposals for the future use of the Hotel have been brought forward since its acquisition by the City Council but none has proved feasible to deliver. Two marketing exercises have been undertaken with a view to bring forward developer proposals (2006/7 and 2007/8), but bids either failed to meet the development brief or were eventually withdrawn with the onset of the credit crunch and market downturn.

The Hotel remains unoccupied and in a deteriorating condition, detracting from the significant investment that has already been made to the main road corridor. The property was acquired with Single Regeneration Budget (SRB5) funding and is therefore subject to clawback provisions associated with the grant. The North West Development Agency (NWDA) have previously been consulted on a proposal to progress demolition and confirmed no objection, although any future redevelopment of the site will remain subject to NWDA clawback regulations.

2.0    CURRENT POSITION

Urban Vision’s Building Control team has provided an updated estimate for the cost of demolition and temporary site treatment in the sum of £85,800, inclusive of contingency and on-costs. There is provision for this cost in the 2010/11 Sustainable Regeneration (Private Sector Housing) Capital Programme and it is proposed that this option now be progressed.

It is usual practice on demolition to soil and seed the cleared site and erect a knee rail boundary fence pending future redevelopment. In this instance, laying out the site as a short-term Pay-and-Display car park has also been considered as an option. Such a use would require a Traffic Regulation Order (TRO), marked parking bays and signage. 

Urban Vision’s Traffic Management team have been consulted on the proposal and advise that all existing Pay-and-Display car parks within the City are hard-surfaced, with marked bays laid out to ensure compliance with the TRO. The use of temporary surfaces has been resisted as parking restrictions are more difficult to enforce where marked bays cannot be easily defined. Temporary surfaces also have maintenance and potential tripping claim implications.

Based on comparable schemes recently costed by Urban Vision’s Engineering Design team it is estimated that the cleared site would accommodate a 32 to 35 space hard-surfaced car park with Pay-and-Display machine, associated signage and markings at an estimated capital cost of £55,000, equating to £1,600 per space. There would be revenue costs of £1,200 per annum for equipment maintenance and a further sum for cash collection services. This cost estimate does not include any provision for additional on-site street-lighting.  Income generated per annum could be in the region of £30,000.  It is recommended that a further report on this option come forward as soon as possible.
In terms of existing parking availability in the vicinity, parking restrictions currently in force on this section of Langworthy Road can be summarised as follows: No Waiting at any time (double yellow lines) on both sides of the carriageway north of the junction with Jubilee Street and in the vicinity of the Langworthy Hotel site, Waiting Restricted to 1 hour in the lay-by parking on both sides of the carriageway between the junctions with Jubilee Street and Field Street where frontages are mainly retail uses, and No Waiting during business hours (single yellow lines) on the eastern side of the carriageway to the south of the junction with Field Street. The Traffic Management team are not aware of any current proposals to amend existing parking restrictions, but advise that the introduction of further on street parking would impact on any off street Pay-and-Display parking that was to be provided in the area.

As set out above, if the vacant Langworthy Hotel were to be laid out as a Pay-and-Display car park additional funding in the region of £55,000 would need to be identified to procure works to an acceptable standard. If redevelopment of the site is a possibility in the short to medium term the most cost-effective solution would be to temporarily landscape the site on demolition, with any potential for car parking use being considered as a longer term solution if redevelopment proves unviable. 

Cost Summary:


Demolition




£78,500


Temporary site treatment


£  7,300

Total demolition/site treatment cost
£85,800
(Funded)


Pay-and-Display car-park provision
£55,000
(Unfunded)

3.0   RECOMMENDATIONS

That the Lead Member for Regeneration:

1. Approves the demolition of the Langworthy Hotel and the treatment of the site on a temporary basis; and

2. Considers the option of converting the site into a pay and display car park and approve the coming forward of a further, more detailed report on this matter.

KEY COUNCIL POLICIES:
Connecting People to Opportunities

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:  The demolition of the former Langworthy Hotel will assist any future regeneration proposals for the benefit of the whole community.

ASSESSMENT OF RISK: Low/Medium. Demolition of the Langworthy Hotel will deal effectively with its detrimental impact on the surrounding area. If no action is taken and the Hotel is left in its current condition this may have a destabilising effect on the significant investment that has already taken place and continue to pose a Health and Safety risk.

SOURCE OF FUNDING: 

Demolition and site treatment: Private Sector Housing Capital Programme 2010/11.
Potential car park provision: A source of funding would need to be identified if this option were to be progressed.
LEGAL IMPLICATIONS Supplied by Norman Perry Ext 2325 in consideration of an earlier report on this subject. 

Whilst a full review needs to be carried out regarding any charges that may be registered against this property (e.g. clawback provisions in favour of NWDA), and consent of any chargees to any proposed course of action should be obtained, the recommended course of action appears low risk and appropriate. There is always a risk of injury to trespassers, particularly children, in any derelict building, and in its current state, this hotel would be deemed high risk in this respect. Demolishing the building would mitigate this risk.

FINANCIAL IMPLICATIONS Supplied by Peter Butterworth Ext 8791. 

There is currently provision of £85,800 for this scheme in the 2010/11 Sustainable Regeneration (Private Sector Housing) Capital Programme to cover demolition costs and temporary site treatment only.
OTHER DIRECTORATES CONSULTED: N/A.
CONTACT OFFICER:
John Nugent – Urban Vision    TEL. NO.779 6072

WARD(S) TO WHICH REPORT RELATE(S):      Langworthy
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