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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION

TO THE LEAD MEMBER FOR HOUSING ON

14th February 2011
TITLE:
Strategy for dealing with Salford City Council’s shop assets and associated accommodation
RECOMMENDATIONS:

1. Approves the following approach to the ongoing management of shops and associated accommodation as per attached action plan:
· Carry out essential health and safety related repairs only where blocks identified for demolition;
· Explore opportunities for community usage where no demand for shop units, but part of residential block;
· Consider options for improvement works where shops are sustainable; and
· Consider potential development opportunities.

Individual decisions will be submitted for further Lead Member approval.

EXECUTIVE SUMMARY:

In April 2005 a review of the Council’s Management of Shop Units undertaken by Plus Group was reported to Housing Lead Member. 
Resulting from this, Urban Vision was commissioned to undertake a review of the physical condition and commercial viability of the shopping parades and propose recommendations for the future with proposals. The review undertook and considered the following:

· Shop Condition Survey;
· Review of rents and arrears;
· Maintenance costs;
· Commercial viability;
· Future recommendations; and
· Disability Discrimination Act (DDA) compliance.
The completed report was signed off by the Associate Director of Property Services and received by Housing Services in 2006. A Lead Member report was drafted and circulated to seek approval of the recommendations made by Urban Vision’s report.

Following a stakeholder challenge session the comments and recommendations for each shopping parade were developed into a report and it was felt that a number of additional considerations should have been included in the review. To summarise, these covered:

· Consultation with Area Offices and New Deal/ HMR Teams;
· Reference to existing Planning data and surveys;
· Additional categories for recommendations to account for regeneration areas;
· Value of anticipated capital returns on disposals to assist decision making; and
· Catchment area of parades.

As such the report was not submitted to lead member and it was agreed that the Shops Review should be reviewed, taking into account the comments gained from the challenge sessions.

As part of the S27 agreement between Salford City Council and Salix Homes responsibility for the management of non-dwelling assets, which includes shops and garages, was designated as a function for Salix Homes, however any commissioning works would remain the responsibility of Salford City Council.

Currently the commercial aspect of the parades (as opposed to any associated residential) is managed by Urban Vision and through their management fee. There are no specific investment proposals for any of the parades and no budget other than minor responsive repairs. Prior to let repairs are generally dealt with by offering rent free periods.
Salix Homes in conjunction with Urban Vision have developed an action plan for all of the shops within the Salix Homes managed area and representatives of both organisations meet on a regular basis to update on progress and discuss further proposals. Appendix A attached.

Whilst there is no specific budget available for investment in the shops a number of options are being considered that may lever in potential funding or can be managed as part of other capital investment programmes.

Current options being explored include:

· Community use; 

· Refurbishment as part of improvement programmes (high rise blocks);
· Potential development opportunities; and
· Disposal via auction.
A full action plan providing details of proposals is included in Annex A.
 ​​​​​​​​​​​​​​​​​​​​​​​​​​​​__________________________________________________________________             
BACKGROUND DOCUMENTS:
Annex A – Action Plan
KEY DECISION:
Yes
DETAILS: See Executive Summary
KEY COUNCIL POLICIES: 
Salford’s Housing Strategy

Asset Management Plan

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:

Full equality impact assessments have been carried out on the Salix Homes Investment and Asset Management strategy and actions identified through the service action planning process.
ASSESSMENT OF RISK:  Low

Availability of resources to maintain the assets in the longer term.

Damage to reputation of organisations through properties being empty.
SOURCE OF FUNDING: 
Approximately 28k provided to Urban Vision to carry out responsive repairs.

LEGAL IMPLICATIONS:

Report approved for monitoring purposes.
FINANCIAL IMPLICATIONS: 

None directly as a consequence of this report, however any investment proposals will need to be considered on an individual project basis.
OTHER DIRECTORATES CONSULTED:  None
CONTACT OFFICER:

Matt Roberts     Tel No: 0161 779 8886      Email: matt.roberts@salixhomes.org
WARD (S) TO WHICH REPORT RELATE (S):  All central Salford Wards
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		Jan-10								STRATEGIC ACTION PLAN - SHOPS  REVIEW																Annex A

		Key

		HOLD

		HOLD pending DEMOLITION

		REFURBISH/REDEVELOP

		DISPOSAL

		Address		Tenanted Shops		Maximum Number of Shops		Void Level		Residential Units Above		Current Rent Collectable		Potential Rent Achievable		Current Arrears		Void Costs per annum		Condition Survey		Regeneration Proposals / Improvement Schemes		Action Plan		Current position

		Concord Place, Charlestown		3		6		50%		Yes - let separately		£2,400		£9,900		£0.00		£3,750.00		Poor		Redevelopment proposals will affect shops. Timescale to be determined		Hold until  Demolition Nil investment		Still hold pending demolition.

		3 Newbank Tower, Greengate		0		1		100%		Shop at base of multi storey tower block		£0		£1,500		£0.00		£1,750.00		Poor		Not aware of any proposals		Look at refurbishment scheme, need consultation with Local Community to formulate proposals		Explore options to hand back to community or consider storage of mobility scooters, bikes etc.

		3 & 4 Riverbank Tower, Greengate		1		2		50%		Shop at base of multi storey tower block		£2,500		£4,000		£0.00		£1,875.00		Fair		Not aware of any proposals		Look at refurbishment scheme, need consultation with Local Community to formulate proposals		Explore options to hand back to community or consider storage of mobility scooters, bikes etc.

		Basten Drive, Bevendon Square, Higher Brougton ( part of Higher Broughton District Centre )		4		4		0%		Yes - flats let separately - tenanted		£20,400		£21,000		£3,000.00		£0.00		Fair		Improvement Scheme		UV to put together proposals for Improvement and Refurbishment Scheme		Proposed decoration of all shop frontages, circa £50,000. UV to explore funding options.

		263,265,267,269 Gt.Cheetham St, Bevendon Square, Higher Broughton ( part of Higher Broughton District Centre )		4		4		0%		Yes - flats let separately - tenanted		£22,750		£25,000		£0.00		£0.00		Good		Improvement Scheme		UV to put together proposals for Improvement and Refurbishment Scheme		Proposed decoration of all shop frontages, circa £50,000. UV to explore funding options.

		308,348,462 Gt Cheetham Street East, Higher Broughton		2		3		33%		Yes - Vacant		£8,000		£10,500		£0.00		£0.00		Poor.		Part of Higher Broughton redevelopment area.		Disposal  after local consultation		Looking to Market to auction

		Broughton Lane, Lower Broughton		2		3		33%		Yes - let separately		£4,550		£7,300		£0.00		£1,340.00		Fair		None		UV to put together proposals for Improvement and Refurbishment Scheme		Refurbish shop to let cost £8,000 ERV £2,750 or consider option for coverting two shops into one and letting to single tenant.

		Heath Avenue, Lower Broughton		0		1		100%		Yes - let separately		£0		£1,000		£0.00		£700.00		Fair		Falls within Countryside scheme of Regeneration but may not be affected.		Hold - UV to do Option Appraisal for future asset management including conversion to Residential.		Conversion to community use underway

		103 & 183 Lower Broughton Road, Lower Broughton		2		2		0%		Yes - let separately		£4,920		£5,000		£0.00		£0.00		Fair		Part of Countryside scheme.		Hold - UV to do Option Appraisal for future asset management.		Option Appraisal to be done

		Mocha Parade, Lower Broughton         ( Lower Broughton District Centre )		18		21		14%		Yes - let separately		£88,800		£108,000		£0.00		£12,800.00		Fair		Part of Countryside proposals.		Hold pending future scheme - UV to look into short term improvements to maintain rental income.		Improvements completed to improve appearance until proposed disposal in 2014.

		167,173,189,191 Langworthy Road, Langworthy		4		4		0%		No		£18,950		£20,000		£0.00		£0.00		Good		Within Langworthy and Seedley Regeneration Area		Hold for 2 months pending local consultation then disposal		Dispose via  auction

		181,183,201,207,211 & 217 Langworthy Rd		3		7		57%		No		£10,000		£35,000		£0.00		£13,000.00		Good		Within Langworthy and Seedley Regeneration Area		Hold for 2 months pending local consultation then disposal		Dispose via auction

		3 Asgard Drive, Ordsall		1		1		0%		Yes - let separately		£2,600		£2,600		£1,094.00		£0.00		Fair		None		Hold		Hold

		2 Belfort Drive, Ordsall		1		1		0%		No		£2,000		£2,000		£0.00		£0.00		Good		None		Disposal  after local consultation		Dispose via auction

		4/5 Nineacre Court, Ordsall		2		2		0%		Shop at base of multi storey tower block		£3,280		£3,280		£0.00		£0.00		Fair		None		Hold		Look to remove tenant and hand back to Residents Association or Salix Homes to consider options including storage for mobility scootes, bikes etc

		Ordsall District Centre, Ordsall		6		6		0%		Vacant		£13,750		£13,750		£0.00		£0.00		Poor		Part of demolition programme.		Hold pending Demolition		Needs Reviewing

		29 St Bartholomews Drive, Ordsall		1		1		0%		Vacant		£6,000		£6,000		£0.00		£0.00		Fair		None		Hold pending  - UV to do Option Appraisal for future asset management including disposal.		Dispose via Auction

		172 Tatton Street, Ordsall		1		1		0%		No		£0		£0		£0.00		£0.00		Good		None		Hold		Hold

		2 West Crown Avenue, Ordsall		1		1		0%		Yes - let separately		£2,400		£2,400		£0.00		£0.00		Fair		None		Hold		Hold

		14 Bradden Close, Pendleton		1		1		0%		Yes - let separately		£2,600		£2,600		£0.00		£0.00		Fair		Pendleton PFI Scheme		Hold - UV to look into local complaints in regards to the running of the shop business.		No conclusive evidence that we can use to remove Tenant, review arrears etc monthly

		158 Cromwell Road,		1		1		0%		Flat above let with shop		£6,000		£6,000		£0.00		£0.00		Fair		None		Disposal  after local consultation		Tenants business gone under, look to sell property via Auction

		Kemsing Walk, Pendleton		5		6		16%		Yes - let separately		£12,950		£15,000		£0.00		£4,300.00		Fair / Good		Pendleton PFI Scheme		Hold pending Demolition		Transfer to PFI Bidder

		1 Magnolia Court, Pendleton		0		1		100%		Shop at base of multi storey tower block		£0		£1,500		£0.00		£1,900.00		Poor		Pendleton PFI Scheme		Hold pending PFI Scheme - UV to undertake Option Appraisal for Community Use and consider other short term letting options.		Transfer to PFI Bidder

		1 Mulberry Court, Pendleton		1		1		0%		Shop at base of multi storey tower block		£2,650		£2,650		£0.00		£0.00		Fair		Pendleton PFI Scheme		Hold pending PFI Scheme - UV to undertake Option Appraisal for Community Use and consider other short term letting options.		Transfer to PFI Bidder

		100 -106 Seaford Road, Lower Kersal		4		4		0%		Yes - flats above empty / not to be re-let		£7,800		£8,800		£3,522.00		£0.00		Good / Fair		Regeneration of Poets Corner may have an impact on these shops		Hold pending  - UV to do Option Appraisal for future asset management including disposal.		SH to carry out further survey work  to bring flats back into use.

		3 & 4 Spruce Court, Pendleton		1		2		50%		Shop at base of multi storey towerblock		£2,700		£2,700		£0.00		£1,900.00		Fair		Pendleton PFI Scheme		Hold pending PFI Scheme - UV to undertake Option Appraisal for Community Use and consider other short term letting options.		Transfer to PFI Bidder

		1 Sycamore Court, Pendleton		0		1		100%		Shop at base of multi storey tower block		£0		£2,000		£0.00		£1,900.00		Good / Fair		Pendleton PFI Scheme		Hold pending PFI Scheme - UV to undertake Option Appraisal for Community Use and consider other short term letting options.		Transfer to PFI Bidder

		4 Thorn Court, Pendleton		0		1		100%		Shop at base of multi storey tower block		£0		£2,340		£0.00		£1,900.00		Fair		Pendleton PFI Scheme		Hold pending PFI Scheme - UV to undertake Option Appraisal for Community Use and consider other short term letting options.		Transfer to PFI Bidder

		1 & 3 Derby Road, Weaste		1		2		50%		Yes - let separately		£6,900		£14,000		£0.00		£0.00		Fair		None		UV to do Option Appraisal for future asset management including part disposal.		Dispose via Auction

		435 Eccles New Road, Weaste		0		1		100%		Yes - let separately		£0		£5,000		£0.00		£0.00		Fair		None		Hold - UV to do Option Appraisal for future asset management including community use. Include local consultation.		Check if option for community useage - if none consider disposal

		Chapel Road, Prestwich		0		5		100%		Yes - let separately		£0		£0		£0.00		£6,000.00		Poor		None		Hold - UV to do Option Appraisal for future asset management including conversion to Residential, garages, additional accommodation to flats above to redevelopment options, including local consultation		Salix Homes to work with UV to look at potential options.

		Totals		70		97						£254,900.00		£340,820.00		£7,616.00
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