
SALFORD CITY COUNCIL - RECORD OF DECISION

I Harry Seaton Director of Housing Services in exercise of the powers conferred on me by Paragraph. 6(b)(xiv) of Section F of the Scheme of Delegation of the Council, and following consultation with Councillors Warmisham and Hunt being the Lead and the Deputy Lead Member, respectively, for the Housing Service function, do hereby    

Note the progress of the initial MSCA assessment for the Seedley and Langworthy Clearance Area 1. 

Note the intention of the Director of Housing Services to carry out the necessary procedures under section 289 of the Housing Act 1985 [as amended] to declare appropriate Clearance Areas, should that be identified as the Most Satisfactory Course of Action. 

That, should clearance action be pursued, agree to Relocation grants being made available to qualifying owner-occupiers in conjunction with the Homeswap Initiative, depending upon their individual circumstances.

Note the intention of the Director of Housing Services to submit a further report seeking authority to instigate the necessary procedures to seek the making of a Compulsory Purchase Order in order to facilitate the regeneration of the area, should clearance action be pursued. 

 The reasons are  

Regeneration of the Seedley and Langworthy Area

The source of funding is  Single Regeneration Budget, Private Sector Housing Capital Programme, Regional Development Agency Grant
The following documents have been used to assist the decision process:-  None applicable

Signed
...............................................
Dated ................................................

Director

Signed 
...............................................
Dated ................................................

Lead Member

Signed
...............................................
Dated ................................................

Deputy Lead Member

Contact Officer John Wooderson

Tel. No 925-1262

*  This decision is not subject to consideration by another Director

Report to Lead Member and Deputy Lead Member for Housing Services

Report of the Director of Housing Services

Subject:
Progression of Most Satisfactory Course of Action (MSCA) Determination On Proposed Clearance Area One Langworthy

Date of Meeting: 8th June 2001

Purpose of Report

To inform members on the progress of the Most Satisfactory Course of Action [MSCA] assessment for Clearance Area 1 of the Seedley and Langworthy Regeneration Area.  This proposal is in line with the proposals adopted by the Langworthy and Seedley Partnership Board from a previous report submitted by Building Design Partnerships [BDP].

To inform members that clearance initially appears to represent the MSCA.

Financial Implications

Based on experience to date the average acquisition costs of properties in the area, including legal fees and compensation, is £10,000 to £12,000. There are 147 properties within the area still to be acquired. The total estimated acquisition cost is therefore between £1,470,000 and £1,764,000.

Provision exists within the Private Sector Capital programme for the current financial year to meet these costs, drawing on a mixture of funding, including SRB V, Regional Development Agency (RDA) grant and the City Council’s Private Sector Housing Capital Programme.

Additional costs will be incurred as a result of offering either Relocation grants or Homeswap packages to owners-occupiers effected by any eventual Clearance action. 

A provision of £400,000 exists within the Private Sector Capital Programme for this year to meet these costs. Further reports regarding the details of the Homeswap process will be submitted to members at the appropriate time.

Costs associated with the security and future demolition of the site would be in the region of £250k to be funded through SRB 5. The possibility that additional funds could be drawn down via the RDA for projects that specifically deal with the making good of demolition or under used sites will also be progressed as guidance is given by the RDA on such issues.

Background

The area consists of 247 pre 1919 residential properties comprising of 12 separate rows of terraces. An additional row of commercial properties on Langworthy Road [100-114] and California Wines is to be progressed as a separate CPO under Planning legislation. [map attached]

It is evident from the poor physical condition of many of the properties and the levels of abandonment that intervention is required. From the several public consultation exercises, both individual and at open events, it appeared that clearance was an option residents wished to be considered in order to improve their living conditions.

Negotiations on properties within the area are proceeding in line with previous permission granted by Lead Member.

Owner-occupiers have expressed a strong desire to remain in this tenure and the progression of the Homeswap initiative is seen as a way to facilitate this desire. The remaining residents in rented accommodation can be rehoused into alternative Local Authority sector properties or Housing Association accommodation stock where appropriate to do so.

The appearance of the general area, and more specifically of potential clearance area one, is suffering as a consequence of empty properties and the unliklihood of absent owners being prepared to invest in their future maintenance. The area over a long period has suffered with vandalism and anti social behaviour by groups of individuals who have systematically destroyed many properties once they have become empty.

It is not considered that individual action against absent owners is the best use of resources, as the stigma attached to the area and the severe degrees of disrepair would make it unfeasible for any intervention to succeed on this basis. Many residents have also expressed a desire to move out of the immediate area to improve their housing conditions. 

The MSCA is being progressed in accordance with guidance given in DETR circular 17/96.

Members will be aware that the proposals from BDP favoured clearance within this zone of properties and in other strategic sites within the Renewal Area. Initial findings and consultation indicate that clearance is the preferred option, subject to certain conditions on the Homeswap initiative being agreed to facilitate owner occupiers, within clearance area one to move to alternative properties within the area.

After site treatment would result in the site being land banked until the subsequent clearance areas were progressed and a suitable development proposal was accepted. Redevelopment proposals are not known at this time but a provisional after use is for the provision of housing to compliment the area wide regeneration has been proposed by BDP as an after use for the cleared site.

Details

Progress to date on unfitness levels indicates a level of over 80% of properties failing the fitness standard. At the time of this survey approximately 160 properties were thought to be empty many in a derelict condition.

The properties and their surrounding environment are inherently poor. Average repair costs for the worst properties are in excess of £10k with many properties likely to require more funds to bring them up to an acceptable standard.

Members will also be aware of the financial difficulties faced by owner-occupiers due to the sharp fall in the value of their properties as a result of the collapse of the local housing market. Authorities are duty bound to consider the economic aspects of clearance on those with an interest in properties and have regard to any submissions objectors may make.

In order to alleviate these particular problems it will be necessary to consider offering owner-occupiers financial assistance in excess of the basic compensation based on the  market value of their property. Therefore, the Homeswaps Initiative is to be piloted within the area. 

It is anticipated that by considering both Homeswaps and Relocation Grants the City Council will be able to meet the reasonable expectations of most owner-occupiers in the area.

Recommendations

That members note the progress of the initial MSCA assessment.

That members note the intention of the Director of Housing Services to carry out the necessary procedures under section 289 of the Housing Act 1985 [as amended] to declare appropriate Clearance Areas, should that be identified as the Most Satisfactory Course of Action. 

That, should clearance action be pursued, members agree to Relocation grants being made available to qualifying owner-occupiers in conjunction with the Homeswap Initiative, depending upon their individual circumstances.

Members note the intention of the Director of Housing Services to submit a further report seeking authority to instigate the necessary procedures to seek the making of a Compulsory Purchase Order in order to facilitate the regeneration of the area, should clearance action be pursued. 

Report prepared by :   D.Heaney/J Wooderson

Report reviewed by:    M. Glynn/R Osborne
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