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Report to Lead Member and Deputy Lead Member – Housing

Report for Decision 

Date of Meeting – August 3 2001

Subject: Options Paper : 1 – 8 Cavendish Place (Shops) With Maisonettes Over

1. Purpose of Report

1.1 The purpose of the report is to investigate the options that are currently available in regard to 1-8 Cavendish Place situated off Bolton Road, Pendlebury located within the Swinton area.

2. Recommendations

2.1 It is recommended that the most appropriate course of action in respect of the dwellings is to re-house the remaining one tenant and to demolish the dwellings and shops. The site will be cleared and temporarily treated and included as part of a package of sites within the Swinton area, which may assist potential re-development and re-investment.

2.2 That is noted that the Housing Group Manager has accepted maintenance responsibility for the cleared site and the cost will be absorbed into the overall grounds maintenance budget for the Swinton Area.

3. Background

3.1 Scheme Location and Size

      
The dwellings are located in Swinton Community Committee Area of the City. They were constructed in the early 1970’s. 



They comprise: -



 4 shop units  

 4 x 3 bed maisonettes above the shops

     
The fabric of the stock is in reasonable condition. The maisonettes are of poor design with stairs to access the maisonettes from behind the shops, which are on the first floors and stairs within the accommodation for access to the second floor.  The appearance and the design of the blocks are poor, with communal courtyard rather than individual gardens. 

3.2  
Background to Current Position



These properties have been classified as ‘B’ voids (i.e the future of the properties is uncertain and option appraisal is required). They were also identified as being problematical by the Swinton Housing Manager in August  2000.


The shops on Cavendish Place form part of the joint Housing and Development Services shop review, which is ongoing. All the shop units are vacant, the last unit falling vacant in March 1999 and one unit having lain vacant since September 1994. There is little evidence to suggest that shopping trends will change significantly in future, thus placing severe doubt as to the future sustainability of the parade. 


Groups of youths still congregate in the area and the noise, disruption and general decline of the area has contributed to the reduction in popularity of the maisonettes above, in addition to their general unsuitability for modern family living.

3.3 Current Demand


The housing register and anecdotal evidence from the Area Housing Team indicates that there is no current demand for these dwellings. The Area Housing team has tried to let the maisonettes with very little, if any success (see 3.4 below). The housing market demand study, completed in October 1999 also predicts a reducing demand for this form of accommodation to 2004.

3.4 Marketing / Relet Strategy


A range of initiatives have been used in order to boost demand for these dwellings. The marketing we have used included; having furnished and fully decorated flats, multiple offers / viewings, property hotline referrals, and general and specific accommodation newspaper adverts.

3.5 Stock Condition


The fabric of the stock is in reasonable condition. The dwellings are of non-traditional construction having brick/block elevations with a tiled roof over. The properties have a significant amount of insecure open spaces around the dwellings, which is typical of Radburn style estate layout. An analysis of the investment programme over the last 5 years    (1996-2000) does not identify any major investment to these properties. 

          There is no proposed planned investment within the stock condition survey.

  4.      Options Currently Under Review: -

(a) Retain and do nothing (Baseline)

The total cost for security panels and safety checks to the 3 void properties has been estimated to be £5,504. To keep the 3 properties boarded costs £2,000 per annum. To do nothing would represent a failure to manage the estate and would probably result in further decline.

(b) Retain the properties in City Council ownership refurbish voids as existing. 

An outline estimate on the unit costs associated with relet repairs of the current voids will be £2500 /  based on the current Citywide void letting standard model (May 2001). It would be reasonable to assume that the shops would also need substantial improvement. Therefore, to bring the units back to a decent standard would cost £7500 (this does not include costs to renovate the shops)

(c) Rehouse and demolish. 

The demolition of the block would avoid ongoing management costs and improve the environment within Swinton. The costs for demolition would be in the region of  £20,000. This includes treating the site to help prevent fly tipping and unauthorised usage. One tenant would require re-housing in this scenario. The cleared site could well create opportunities to develop the site linking into wider corporate policies.  Consideration needs to be given to the possibility of contaminated land issues, which may increase demolition costs. Reclamation costs will be dependent on the condition of the land, which is currently unknown.     

4. Revenue Implications:-

          The estimated cost would be funded from Housing Capital Programme 

· Rental  Income


It is anticipated that remaining tenant will be rehoused in a void dwelling elsewhere and so there will be no actual current rent loss to the City Council. 

· HRA Subsidy. 


HRA stock numbers for subsidy purposes are now fixed at 1st April prior to the subsidy year. It is assumed that the demolition will ultimately have a benefit through the dwelling count. 

Management          4 X £315.92                       = £1263.63                

Maintenance          4 X £667.77                       = £2671.08

Guideline rent        4 X £36.70 X 52 X 98%     = £7420.93

(2001 / 2002 allowances)                                 = £11355.64


There will be reduction relating to the direct expenditure on the stock therefore there may need to be possible savings in Area Office costs. There will be no direct savings on the repair and maintenance budget although there will be less dwellings to maintain.   

5. Conclusions
5.1 This report conforms with the main principles of the City's HRA Business Plan and Housing Strategy. It would be difficult to justify additional and substantial further capital investment on dwellings that clearly may not be sustainable, especially when alternative accommodation which is more popular throughout the city is also in need of investment. The anecdotal evidence of local housing staff is reinforced by the failure of marketing exercises, the lack of waiting lists for this accommodation and the findings of the housing market demand study. The problems are exacerbated by the appearance and condition of the shops below for which there is also little chance of a sustainable future.

5.2 The demolition and clearance of the site will provide a development opportunity in the future but in the short term will require the identification of adequate resources to facilitate demolition, clearance and the costs associated with rehousing. 
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