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1.0
PURPOSE OF REPORT

1.1
To inform members of the recent option appraisal carried out that investigated the most satisfactory course of action regarding the future of the Wheatersfield Estate in Lower Broughton. 

1.2
The option appraisal exercise financially assessed the options available to the City Council and ensured that they are consistent with the recent consultation exercise carried out with residents on the estate.  

2.0
RECOMMENDATIONS

2.1
That the Lead Member acknowledges the conclusion of the report that identifies that the most satisfactory course of action for the council to take in respect of the future of the Wheatersfield estate is for clearance and demolition.

2.2
That Lead member authorises New Prospect Housing Ltd. to rehouse the remaining tenants on the estate with full Homeloss and Disturbance compensation payments.

2.3
That Lead Member authorises Property Services to negotiate the acquisition of the three properties on the estate purchased under Right to Buy Legislation.

2.4
That on completion of the rehousing exercise New Prospect Housing Ltd. carries out the demolition of the houses on the estate.

2.5
That the demolition and rehousing of the residents is funded from the Housing Capital Programme Demolitions Budget 2003/4

2.6
That the site is included in the current land assembly and marketing exercise that is being carried out in Lower Broughton.

3.0
BACKGROUND

3.1
The option appraisal has been undertaken in order to identify the most appropriate course of action to take in respect of the future of the Wheatersfield estate, which is situated within the Salford North Housing Management area.

3.2
The purpose of option appraisal is to assist the decision making progress by providing objective quantitative and qualitative data on a wide range of issues. This enables all relevant factors to be considered before a decision on the future of the properties is taken.  The approach is in accordance with the principles of Housing Revenue Account (HRA) Business Plan submitted in August 2002. 

3.3
The option appraisal methodology is largely taken from the Department of Environment document, ‘Appraising Options – Handbook of Estate Improvement’ which has been used widely to inform the investment decision making process for social housing estates.

3.4 An earlier Report submitted to Lead Member for Housing on 10th January 2003 outlined the reasons for carrying out the review of the estate, namely low demand and high void rates despite significant investment to part of the estate.  The report also updated members as to the results of the resident consultation carried out as part of the review where residents supported clearance as the preferred option.    

3.5 The Wheatersfield estate is located off Lower Broughton Road, Salford M7. The two and three bedroom terraced family properties are of traditional construction and style built in the 1930’s. There are 96 properties in total on the Wheatersfield estate, which is divided into 5 main streets.

3.6 The outer ring of properties, namely those on Clarence Street; Wheaters Terrace and Wheaters Street, have benefited from an extensive programme of improvements including new roofs, fascias and window and door replacement. In the mid 1990’s over £1m was invested in the refurbishment of properties in these streets. 

3.7 The inner ring of properties, Wheaters Crescent and Lower Broughton Road, has not benefited from this programme of improvements. The properties are unusual in that end houses have a downstairs bathroom that is accessed through the kitchen.  These ‘Gilbey Units’ are of a temporary ‘pre-fab’ construction and are unpopular with tenants.  As part of the proposed refurbishment the bathrooms are moved upstairs into the third bedroom and the Gilbey Units are demolished.  There are 20 properties that require this work to be carried out and there are 58 properties that have not benefited from any refurbishment works.  

3.8 The area housing office have reported that some properties are showing signs of structural failure with floors moving away from the walls and severe cracks running diagonally down the walls. The estate is typical of its build date insofar as there is inadequate provision for the secure parking and some properties still front directly onto the pavement.  The estate is well situated for local facilities/amenities such as schools, public transport and the Mocha Parade shopping centre.

3.9 There have also been issues of identified repair and improvement that will be required to be carried out to the properties in order to achieve the decent homes standard.  This work will apply in some cases to all properties on the estate.

3
Tenants Associations
3.1
The Wheatersfield estate has a strong established Tenants Association – Ascension Road, Lower Broughton Road, and Mocha Parade Association (ALMA). They meet every month with Officers from New Prospect Housing Ltd, the police and representatives from Irwell Valley Housing Association. In addition, in November 2000, the estate launched its own Management Partnership Board (MPB), as an alternative to a Tenant Management Organisation. 

3.2 The MPB has Service Level Agreements with different directorates in the Council along with Irwell Valley Housing Association and the police. Again monthly meetings are held where issues such as street cleaning, having the roads resurfaced and measures to try to lower crime in the area are discussed.  ALMA works closely with the Den Project (formally the Ascension Community Project), which holds various community events throughout the year. In addition there is a social club in operation every Wednesday between 11.30am and 2.00pm. ALMA hopes that in the future they can provide an After Schools Club and a part-time project officer.

3.3 ALMA have been involved at all stages in the production of this option appraisal.

4
Resident Composition
4.1
The residents of the Wheatersfield estate comprise essentially of a mix of families and the single elderly. The average length of residency in the properties on the Wheatersfield estate is 14 years, whilst the area residency averages at 30 years per resident. These figures are based upon the 50 out of a possible 70 respondents of the recent resident consultation exercise.

5
 Demand Issues

5.1
The Lower Broughton area has suffered from low demand for social rented accommodation and the Local Authority owned stock has gone through a process of rationalisation and improvement in an attempt to stabilise demand.  Recent studies carried out by the Northern Consortium for Housing that looked at Salford and the CURS report that looked at conditions in the North West M62 corridor both advocate the continuing fall in demand for this type of accommodation.  This is evidenced by the lack of demand for all council properties in the Broughton area and the figures below.

5.2
Demand for the Wheatersfield estate 2001

	No. of Houses
	Street
	Terminations

(% of Total)
	Re-lets

(% of     Terminations)
	Net Void Rate

	10
	Wheaters Terrace
	3   (30%)
	3   (100%)
	0

	18
	Clarence Street
	18 (100%)
	4   (22%)
	-14



	36
	Wheaters Crescent
	11 (31%)
	8   (73%)
	-3

	10
	Wheaters Street
	6   (60%)
	4   (67%)
	-2



	22
	Lower Broughton Road
	7   (32%)
	4   (57%)
	-3

	Total    96
	All streets
	45 (47%)
	23 (51%)
	 -22


Demand for the Wheatersfield estate 2002
	No. of Houses
	Street
	Terminations

(% of Total)
	Re-lets

(% of     Terminations)
	Net Void Rate



	10
	Wheaters Terrace
	4  (40%)
	3  (75%)
	-1  

	18
	Clarence Street
	15 (83%)
	3  (20%)
	-12 



	36
	Wheaters Crescent
	12 (33%)
	8  (67%)
	-4   

	10
	Wheaters Street
	8   (80%)
	5  (62%)
	-3



	22
	Lower Broughton Road
	5   (23%)
	3  (60%)
	-2

	Total    96
	All streets
	44 (46%)
	22 (50%)
	-22 


5.3 The above tables indicate that the Wheatersfield estate is subject to high turnover and low demand. When taking the estate as a whole annual turnover during 2001and 2002 was 47%. On further analysis however it appears that certain streets have particular problems, namely Wheaters Street at 60% and Clarence Street at 100%.  These are the streets that have benefited from improvement work. The remaining three streets have an average turnover rate of 31%.

5.4
When comparing the demand tables above, in particular the turnover rates, it can be seen that terminations have actually increased on three out of the five streets of the Wheatersfield estate. This cumulatively accounts for a 6% increase. The demand figures for the Wheatersfield estate confirm that:

· The high rate of terminations remains constant over two years; 

· That demand has not increased in real terms; 

· That turnover has increased on three out of the five streets, 

· That the situation is likely to deteriorate rather than improve given the current condition of the properties and the overall demand for social rented accommodation in the area.

6
Rental Elements

	Number of Bedrooms
	Rent
	Other Charges
	Total

	2 Bed
	£50.46
	£0.00
	£50.46

	3 Bed
	£50.88
	£0.00
	£50.88

	2/3 Bed Improved
	£54.10
	£0.00
	£54.10


6.1
In total 1125 weeks rental revenue, or £66,835.04 was lost during 2002 as a result of the high turnover on the Wheatersfield estate. On average properties on the Wheatersfield estate were void for 25 weeks. Again when breaking the figures down further we can see that Clarence Street in particular suffers from long relet times: Wheaters Street 12.5 weeks; Wheaters Terrace 7 weeks; Clarence Street 46 weeks; Wheaters Crescent 8 weeks and Lower Broughton Road 24 weeks. 

7.
Comparable Demand Issues

7.1
In order to compare demand for Wheatersfield against similar adjacent council stock and determine a truer picture of demand issues for the Wheatersfield estate we have looked at void and relet rates for the estate adjacent to Mocha Parade.  The stock chosen is council owned and has recently been subjected to extensive environmental improvements. An examination of the termination and re-let figures for the last three years is illustrated in the following table. 

           Demand Issues Lower Broughton Area

	No. of Houses
	Street
	Terminations

(% of Total)
	Re-lets

(% of Terminations)
	Net Void Rate

	4
	Tulip Walk
	2 (50%)
	2 (100%)
	0

	21
	Hatton Avenue
	5 (19%)
	5 (100%)
	0

	9
	Jessamine Ave
	2 (18%)
	2 (100%)
	0

	19
	Errington Drive
	3 (14%)
	3 (100%)
	0

	38
	Havelock Drive
	2 (5%)
	1 (50%)
	-1

	12
	Cumberland St.
	7 (37%)
	7 (100%)
	0

	103
	All Streets
	21 (16%)
	20 (100%)
	-1


Figures from 1/1/00 – 31/12/02

7.2 In total 103 surrounding properties have been compared to the 96 properties on the Wheatersfield estate. These properties are of similar type and are in the same area yet having markedly different outcomes with regards to demand issues.

7.3 This clearly demonstrates that demand for Wheatersfield properties is lower than other areas of Lower Broughton and the estate has a higher turnover of properties.  It would therefore appear that the Wheatersfield estate has issues over and above that of simply the area which are resulting in the excessively high turnover and in the year on year net void levels. Given the results of the recent consultation exercise it would seem that the problems associated with the properties themselves are partly to blame for the high turnover and lack of demand. 

7.4 Marketing
7.5 Since the improvements started there have been a number of marketing initiatives that have been used to attract new residents into the area.  These have involved targeted campaigns both in local and regional press that have ran alongside local initiatives such as open days, flexible lettings, etc.  The general consensus is that although in some cases successful these initiatives have often resulted in short term lets where new tenants have left after a short period.  This is reflected in the high turnover and void levels shown above.
8.0
The Options Considered

8.1
All investment decisions are taken in accordance with the City's Housing Strategy and it's Housing Revenue Account (HRA) Business Plan. The Housing Strategy sets out, amongst other issues, the way in which the city will meet identified housing need across the city and how it will tackle issues such as low demand for council housing. It is the city's intention to reduce the number properties within the city for which there is little or no demand. When an area is identified as being in low demand an option appraisal exercise is conducted.

8.2
The purpose of option appraisal is to assist the decision making progress by providing objective quantitative and qualitative data on a wide range of issues. This enables all relevant factors to be considered prior to the final decision as to the future of the properties in question. 

8.3.1 For the Wheatersfield estate a number of options have been developed and considered as part of the appraisal process.        

· Do Nothing

· Stock Transfer

· Partial Demolition and Refurbishment 

· Demolition of entire estate.

8.4
Do Nothing

This option involves the properties remaining in council ownership and the estate continuing to be managed by New Prospect Housing Limited. Properties would continue to be repaired and all attempts at letting the properties would continue.

Given the results of the financial appraisal and resident consultation exercises it is not considered feasible to continue with the Wheatersfield estate in its present condition/circumstances. This option would represent a failure to manage the properties and the estate and is likely to result in further decline. Nor does it address the issues of poor demand as a result of the design and layout of the estate.

From the outset it was assumed that this option would not be appropriate but was included because it provides a useful benchmark against which to compare other options under consideration.

8.5 Stock Transfer

This option would require us to attract an alternative landlord, possibly a Housing association for the Wheatersfield estate who would then be faced with the situation of having to conduct an option appraisal exercise themselves. An alternative landlord may have been able to attract additional funding to carry out the necessary improvement work. 

However following consultation residents on estate clearly did not support the transfer of their homes to another landlord.  It was therefore decided not to pursue this option and no financial appraisal was carried out given the lack of support from the residents.

8.6
Selective Demolition and Refurbishment 

The option put to residents included two variations of selective demolition.  One option looked at the demolition of complete terraces and the extension of the remaining properties garden areas onto the vacant land.  The second option looked at the selective demolition of individual properties to allow the creation of ‘semi detached’ houses.  Both options utilised the additional land for off street parking and included for full refurbishment of the remaining properties.

Where residents indicated a preference for selective demolition, they favoured the option that created ‘semi detached’ houses.   This is the option that has been pursued in the financial appraisal.
8.9
Demolition
This option involves the re-housing of the remaining residents and the subsequent demolition of the Wheatersfield estate. The majority of the residents would be entitled to the full Homeloss and Disturbance compensation package.  The three properties bought under Right to Buy legislation would be entitled to similar compensation and full market value for their homes.

It is anticipated that the cleared site could well create opportunities for redevelopment in the Lower Broughton area by linking into the Land assembly strategy in the area.  

9.
Resident Consultation

9.1
A key concern of the City Council’s when conducting an option appraisal is to include the residents in the decision making process in order to determine what the best solution would be for all concerned. In this instance the council has been working closely with the active residents association in the area and has carried out a detailed consultation with all residents on the estate.  Resident consultations took place between the 9th September and the 11th of October 2002. The consultation took the form initially of face-to-face structured interviews, followed by a postal survey of the remaining residents yet to get in contact; the responses were then recorded on a questionnaire. 

9.2 There was a high response to the consultation exercise with a total of 50 out of a possible 74 interviews conducted. This level of response is indicative both of the resident interest in the future of their homes, and in the method of consultation used by the council. 

9.3 Prior to distributing the questionnaire a number of meetings had taken place between officers from the strategy division and the residents association for the Wheatersfield estate, ALMA. As such many of the key problems had already been identified. These items were then listed on the questionnaire along with an opportunity for respondents to identify any furthur problems they may have with their properties.
9.4 The results of the resident consultation were reported to lead member on the 10th January 2003.The key findings from the resident consultation were as follows:
· Residents perceived the main problems associated with their properties as being linked to the repairs service, poor road conditions and damp in properties.  These problems were equally attributed to the properties that have had improvements carried out to them as they were to the unimproved properties.
· The main problems identified by the residents with regard to the wider estate and area in general were crime, joy riding and fly tipping/rubbish around the estate. 

9.5 The full range of options were then put to residents and they were asked to make a preference to which option they viewed as the best way forward for the estate.  

Somewhat surprisingly there was clear support from residents to seek funding for the re-housing of the remaining residents and demolition of the estate.

10.
Option Appraisal Methodology

10.1     The basic methodology for option appraisal is as follows:

· Stage 1 – Estate Assessment

Identification of appropriate options (see section 8 above)

· Stage 2 – Option Development

Detailed consideration of options identified (see section 8 above)

· Stage 3 – Option Appraisal

All costs and benefits, quantifiable and non-quantifiable are considered and form a vital part of the decision-making process. 

As ODPM guidance indicates, Option Appraisal cannot alone provide a right or final answer, as consideration must also be given to the following:

· Judgement as to the significance of costs which cannot be quantified in monetary or other terms.

· Judgement of the proposals against the landlord’s objectives and priorities.

11
Quantitative and Qualitative Analysis – Methodology

11.1
Each of the options identified has been assessed in terms of monetary costs. All of the costs associated with each option have been identified in order to assess, in financial terms, which option will prove most cost effective over ten-years. The various option costs have then been applied to a discounted cash flow model.

11.2 The quantitative analysis will be read alongside a qualitative analysis, which   sets out the non-measurable costs and benefits, including those less tangible aspects, such as community opinion on the potential break-up of the community. 

11.3
Summary of Quantitative Analysis

A summary of the net monetary costs of each option over a discounted ten-year period is identified in the Discounted Cash Flow Spreadsheets in Appendix 1, summarised below:

Analysis of Net Monetary Costs / Benefits

	Option
	Net Cost / Benefit over 10 years
	Rank

1 = best

	Do Nothing and monitor 
	-£707,892
	2

	Partial demolition & modernisation
	-£1,331,990
	3

	Demolition
	-£141,407
	1


11.3 The above table clearly indicates that when all costs and incomes are assessed over a ten-year period the demolition of the Wheatersfield estate is the most beneficial financially. 

11.4 Summary of Qualitative Analysis

The preferences of residents indicated in the resident consultation can be summarised as follows:

	Option
	preferred choice of residents (%)
	Rank

1 = best

	Do Nothing and monitor 
	24%
	2

	Partial demolition & modernisation
	12%
	3

	Demolition
	62%
	1


11.5 Clearly residents have supported the clearance and demolition option.

12       Conclusion

12.1 As both the quantative and qualitative analysis has reached the same conclusions it is not necessary to breakdown the results of the appraisal further to include for weighting of the various options, i.e. resident views match the outcome of the financial appraisal which suggests rehousing and demolition as the best course of action.

12.2
In light of the above it is clear that action is essential which will:

· Meet the wishes of the vast majority of residents on the Wheatersfield estate.

· Ensure that resources are spent as effectively as possible

· Conform with the city's housing strategy and HRA Business Plan

· Rationalises the amount of surplus stock in the city

· Reflects local and regional demand patterns

12.2 It is recommended therefore:

12.3 That the Lead Member acknowledges the conclusion of the report that identifies that the most satisfactory course of action for the council to take in respect of the future of the Wheatersfield estate is for clearance and demolition.

12.4
That Lead member authorises New Prospect Housing Ltd. to rehouse the remaining tenants on the estate with full Homeloss and Disturbance compensation payments.

12.5
That Lead Member authorises Property Services to negotiate the acquisition of the three properties on the estate purchased under Right to Buy Legislation.

12.6
That on completion of the rehousing exercise New Prospect Housing Ltd. carries out the demolition of the houses on the estate.

12.7
That the demolition and rehousing of the residents is funded from the Housing Capital Programme Demolitions Budget 2003/4

12.8
That the site is included in the current land assembly and marketing exercise that is being carried out in Lower Broughton.

APPENDIX 2

Wheatersfield Estate Option Appraisal



General assumptions made in DCF model / baseline costings used.

Option 1 – Do Nothing

Void Rent Loss (Properties still void)
Assumes 22 void properties (average of 2001 and 2002), 6 x 3 beds of which 3 improved and 3 unimproved and 16 x 2 beds of which 12 improved and 3 unimproved. The average rental costs of both two and three bedroom improved and unimproved of £51.81 have been used in the calculations.

Multiply the number of dwellings void (22 in Year 1) by the average weekly rent (£51.81) multiplied by number of weeks in year (48)

Subsequent years figures assumes current void rate will continue to increase at a rate of – 4 per annum before stabilising at 58 voids in year 10. 

Void Rent Loss (As part of turnover)

Assumes void rent loss due to current levels of turnover on the Wheatersfield estate of 25 weeks is maintained x net void rate = void rent loss of £28,495 in total in year one. The average rental costs of both two and three bedroom improved and unimproved of £51.81 have been used in the calculations.

Multiply the number of dwellings void (22) by the average weekly rent (£51.81) by the average number of weeks they are void for on the Wheatersfield estate (25)

Subsequent years figures assumes current void rate will continue to increase at a rate of – 4 per annum before stabilising at 58 voids in year 10.

Management Costs

This figure is determined by dividing the citywide management costs of £3,092,790 by the five housing management areas giving a figure of £618,558. The area running costs of £86,380 is then added to this figure giving a total of £704,938. This is then divided by the total number of stock in the Salford North area of 6578. 

This gives a per property management cost of £107 per annum which is then multiplied by the number of properties on the estate, in this instance there are 93 dwellings giving a total cost of £9966.

Difference between Guideline Rent and Management and Maintenance Allowance

Guideline rent set at £36.70 + Management and Maintenance allowance of £1102.29 for 2003/04 leads to a net cost of £659.31 per retained dwelling per annum. 

Responsive Repair Costs

Responsive Repair costs provided by John Watson for 2002/03 are £828,828. This figure is divided by the number of dwellings in the Salford North area (6578) and then multiplied by 93 (no of dwellings) this produces a figure of £126 per dwelling or £1,172 in total per annum.

Gas Safety Checks on New Voids

This figure is derived from multiplying the number of voids per annum, 44, by the average £40 cost of safety checks in the Salford North area. The produces an annual cost of £1,760.

Making New Voids Secure

Making new voids secure costs are derived from multiplying £25 per dwelling, Pioneer fit, by the number of dwellings becoming void per annum (44) giving a total of £1100 per annum.

Ongoing Void Security

The costs for on going void security is derived from deducting the cost of the initial Pioneer fit (accounted for above) at £25 per property plus the weekly rental cost of £14.50 per week for the first ten weeks which is then reduced to £13.25 per subsequent weeks. This produces a cost of 25 props x 22 weeks in total (14.50 x 10 weeks and 13.25 x 12 weeks)  = a total annual cost of £10,538.

Gas Safety Checks on Re-lets

This figure is determined by multiplying the number of re-lets (22) by the average cost of conducting safety checks on a re-let = £40.00 giving an annual cost of £880.

Void Repairs on Re-lets

The void repairs on re-lets amount to an average of £2,000 per dwelling based upon the average void re-let costs for the Salford North area. As there has been 22 void re-lets for the last two consecutive years it is assumed that this trend will continue. 

Programmed Repairs

City wide the programmed repair costs (Buildings) for 2002/03 are £5,190,700 and programmed repairs costs (Services) for 2002/03 are £2,830,400 giving a total of £8,021,100. This figure is then divided by the total number of stock and multiplied by the 93 dwellings on the estate producing a cost of £273 per dwelling per annum.

Achievable Rents

Achievable rent figure determined by calculating the average rent of 2/3 beds improved/unimproved = £51.81 x 48 weeks x 93 properties,  (11 x 3 bed improved; 27 x 2 bed improved at £54.10 per week) and (19 x 3 bed unimproved at £50.88 per week; 39 x 2 bed unimproved at £50.46 per week), giving a total of £231,280 per annum. 

MRA

Calculation based upon the MRA figure for Salford 2002/03 of £16,785,997 divided by number of properties in Salford 29,492 resulting in an allowance of £569 per property. This figure has then been divided by the total number of stock in the City (29,419) and then multiplied by the 93 properties on the estate. 
Decent Homes Investment Requirements

It is assumed that based on the stock condition survey that all 93 properties will fail on heating at a cost of £3000 per unit; Re-wires at £1800 per unit and Insulation at a cost of £420 per unit. In total this produces a Decent Homes investment requirement figure of £485,460.

Wheatersfield Estate Option Appraisal



General assumptions made in DCF model / baseline costings used.

Option 2 – Partial Demolition

Void Rent Loss (Properties still void)
Assumes 22 void properties (average of 2001 and 2002), 6 x 3 beds of which 3 improved and 3 unimproved and 16 x 2 beds of which 12 improved and 3 unimproved. The average rental costs of both two and three bedroom improved and unimproved of £51.81 have been used in the calculations. 

Multiply the number of dwellings void (22 in Year 1) by the average weekly rent (£51.81) multiplied by number of weeks in year (48) 

Subsequent years assumes current void rate will continue to increase at a rate of –4 per annum before stabilising at 40% (38) void rate in year 5.

Void Rent Loss (As part of turnover)

Assumes void rent loss due to current levels of turnover on the Wheatersfield estate of 25 weeks is maintained x net void rate = void rent loss of £28,495 in total in year one. The average rental costs of both two and three bedroom improved and unimproved of £51.81 have been used in the calculations.

Multiply the number of dwellings void (22) by the average number of weeks they are void for on the Wheatersfield estate (25) by the average weekly rent (£51.81)

Subsequent years figures assumes current void rate will continue to increase at a rate of – 4 per annum before stabilising at 38 voids in year 5.

Management Costs

This figure is determined by dividing the citywide management costs of £3,092,790 by the five housing management areas giving a figure of £618,558. The area running costs of £86,380 is then added to this figure giving a total of £704,938. This is then divided by the total number of stock in the Salford North area, which has reduced the figure from 6578 to 6552 as a result of the demolition of 26 properties. 

This gives a per property management cost of £108 per annum which is then multiplied by the number of properties on the estate, in this instance there are 70 dwellings remaining at a total cost of £7560.

Difference between Guideline Rent and Management and Maintenance Allowance

Guideline rent set at £36.70 + Management and Maintenance allowance of £1102.29 for 2003/04 leads to a net cost of £659.31 per retained dwelling per annum.

Responsive Repair Costs

Responsive Repair costs provided by John Watson (Senior Contract Admin Surveyor) for 2002/03 are £828,828. This figure is divided by the number of dwellings in the Salford North area, which has reduced the figure from 6578 to 6552 as a result of the demolition of 26 properties and then multiplied by 70 (no of dwellings) This produces a figure of £126 per dwelling or £8,820 in total per annum.

Gas Safety Checks on New Voids

This figure is derived from multiplying the number of voids per annum, 44, by the average £40 cost of safety checks in the Salford North area. The produces an annual cost of £1,760.

Making New Voids Secure

Making new voids secure costs are derived from multiplying £25 per dwelling (initial Pioneer fit) by the number of dwellings becoming void per annum (44) giving a total of £1100 per annum. 

Ongoing Void Security

The costs for on going void security is derived from the cost of deducting the initial Pioneer fit at £25 per property (accounted for above) plus the weekly rental cost of £14.50 per week for the first ten weeks which is then reduced to £13.25 per subsequent weeks. This produces a cost of 25 props x 22 weeks in total (14.50 x 10 weeks and 13.25 x 12 weeks)  = a total annual cost of £10,538.

Gas Safety Checks on Re-lets

This figure is determined by multiplying the number of re-lets (22) by the average cost of conducting safety checks on a re-let - £40.00 giving an annual cost of £880.

Void Repairs on Re-lets

The void repairs on re-lets amount to an average of £2,000 per dwelling based upon the average void re-let costs for the Salford North area. As there has been 22 void re-lets for the last two consecutive years it is assumed that this trend will continue. 

Programmed Repairs

Citywide the programmed repair costs (Buildings) for 2002/03 is £5,190,700 and programmed repairs costs (Services) for 2002/03 is £2,830,400 giving a total of £8,021,100. This figure is then divided by the total number of stock and then multiplied by the 70 dwellings on the estate producing a cost of £273 per dwelling per annum.

Re-housing Costs

Assumes re-housing costs of £2,500 per dwelling (Homeloss and Disturbance) or 26 x £2,500 giving a total cost in this instance of £65,000.

Demolition Costs

Assumes average cost of £18,125 per property (number to be demolished being 26) to account for demolition of properties and rebuilding of remaining gable walls, installation of driveways and other environmental improvements in addition to any necessary highway works. 

Decent Homes Investment Requirements

It is assumed that based on the stock condition survey that all 70 properties will fail on heating at a cost of £3000 per unit; Re-wires at £1800 per unit and Insulation at a cost of £420 per unit. In total this produces a Decent Homes investment requirement figure of £365,400.

Close Boarding Costs 

The void costs per dwelling are £345 for close boarding of the properties to be demolished e.g. x 26 properties or £8,970. This figure accounts for Pioneer services for the first four weeks.

Achievable Rents

Year 1 accurate; successive years achievable rent figure determined by calculating the average rent of 2/3 beds improved/unimproved = £51.81 x 48 weeks x 93 properties. 

(11 x 3 bed improved; 27 x 2 bed improved at £54.10 per week) and (19 x 3 bed unimproved at £50.88 per week; 39 x 2 bed unimproved at £50.46 per week), giving a total achievable rent of £174,082

MRA

Calculation based upon the MRA figure for Salford 2002/03 of £16,785,997 divided by number of properties in Salford 29,492 resulting in an allowance of £569 per property. Next years MRA allowance is £17,201,664, an increase of £415,668. This figure has then been divided by the total number of stock in the City (29,419) and then multiplied by the remaining 70 properties on the estate.
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General assumptions made / baseline costings used.

Option 3 – Total Demolition

Difference between Guideline Rent and Management and Maintenance Allowance

Guideline rent set at £36.70 + Management and Maintenance allowance of £1102.29 for 2003/04 leads to a net cost of £659 per retained dwelling per annum.

Gas Safety Checks on New Voids

This figure is derived from multiplying the number of voids max 96, by the average £40 cost of safety checks in the Salford North area. The produces an annual cost of £3,840.

Ongoing Void Security

The costs for on going void security is derived from the cost of the initial Pioneer fit at £25 per property plus the weekly rental cost of £14.50 per week for the first ten weeks. This is necessary in order to carry out all necessary safety checks and clearouts. This produces a cost of 96 props x 10 weeks in total  = a total annual cost of £16,320.

Acquisition of Private Properties

There are three properties on the Wheatersfield estate that have been bought under the Right to Buy, in order to buy back these properties we have assumed a cost of £28,000 per property. This figure is comparable to the costs incurred in other schemes of this ilk. 

Re-housing Costs

Assumes re-housing costs of £2,500 per dwelling (Homeloss and Disturbance compensation package) multiplied by 70 (the number currently tenanted) giving a total cost in this instance of £175,000. 
Void Costs 

The void costs per dwelling are £345 for close boarding of the properties x 96 properties. This figure accounts for Pioneer services for the first four weeks. 

Demolition Costs

The costs for demolition have been worked out at approximately £18,125 per unit or £174,000 for the whole estate. This cost includes site treatment and highway works and is based upon the costs incurred on other similar demolition programmes.

	Option
	Cost
	10 Ranking

	Do Nothing
	-£707,892
	2

	Partial Demolition
	-£1,331,990
	3

	Total Demolition
	-£141,407
	1
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