Report to Lead Member and Deputy – Housing

Report for Decision / Information

Date of Meeting: 8th June 2001

Subject: The future of 16 – 22 Paris Avenue and 15 – 21 Gledhill Avenue

               - Ordsall   

1. Purpose of the Report

1.1. The purpose of the report is to decide on the most appropriate course of action to take in respect of the future of flats above shop units at 16 – 22 Paris Avenue and the shops units at 15 – 21 Gledhill Avenue. The dwellings are located in the Ordsall estate of the Salford Central South Housing Management Area.

1.2. The dwellings and shops have for some time unpopular, in particular we are experiencing continuous vandalism to the units and the flats above. The immediate surrounding area along with the appearance of the block is causing blight to the estate.  

2. Recommendations

2.1. That the Lead Member and Deputy note the limited potential for investment under current investment priorities. 

2.2. That members note, in this case we do not feel that it is necessary to carryout a detailed Option Appraisal.

2.3. That members agree to the demolition of the shop/ dwellings on Paris Avenue and Gledhill Avenue and clear the site once the lease on the existing tenancy has been determined. 

2.4. That members note the current limited development opportunity and agree to an enhanced environmental scheme. 

3. Background

3.1. Scheme Location, Size and Type

The shop units and flats above were constructed by the City Council in the late 1970’s and compromise of four shop units and four one bedroom flats above. Properties are of traditional construction having brick/block elevations with a tiled roof over.

The fabric of the housing stock should be in good condition; however, its overall appearance is poor due to the increasing number of incidents of vandalism and arson.  

The layout of the estate is poor this area of South Ordsall estate has a significant amount of insecure open spaces around the dwellings. The design of this block is unique to this part of the estate and is surrounded mainly by the more traditional houses.  

This part of South Ordsall was redeveloped through the former Estate Action Programme. 

3.3 Background to the current position

The size, style and layout of this block lead to its unpopularity. All the flats and the shop units are currently void. 

Since August 2000 all the void properties have been grouped by the Area Housing Team as B void classification. Therefore, no active re-letting work has been done since March 2000. The void properties have been secured and have been cleared internally.

The dwellings form part of the joint Housing and Development Services shop review, which still ongoing. However all the shop units are void and Development suggest that there is no current real demand for the units. There is double unit let as a general store, 17 & 19 Gledhill, that has an existing lease, but these units have been closed since a fire last year. The existing tenants have indicated that they wish to reopen the shop but they cannot attain insurance (which is a condition of lease). The tenants have now suggested that they wish to assign the lease to a relative who can get insurance.       

3.3 Housing Demand

There is still some demand for this part of this part of the South Ordsall estate. However, there is clearly no demand for one bedroom-flatted accommodation above the ground floor.  

Salford Housing Services has undertaken a detailed study of projected future demand for housing across all tenures within the city up to 2004. This was intended to inform future housing strategy and amongst other issues, identify the need to reduce housing stock where demand could not be sustained. The study was undertaken by independent consultants, the Northern Consortium of Housing Authorities (NCHA) in October 1999. The study clearly indicated that there is a lack of demand for flats above the ground floor in the Urban South and Inner City Areas. 

4. OPTIONS

4.1 The following options have been considered as part of the appraisal

(a) Retain the properties in City Council ownership and do nothing

(b) Refurbishment

(c) Demolishing the dwellings and treat the site

4.4 Option (A) Retain and do nothing

Total costs for security and safety checks to the void properties so far are (£) 1,600.00. Additionally, we have close boarded the property above the shops but the properties are still being slowly destructed. To do nothing would represent a failure to manage the estate and would probably result in further decline.

4.3 Option (B) Refurbishment

The repair costs to the fire damaged flat has been estimated to costs in the region of (£) 9,500.00. Also the repairs to the remaining housing dwellings will have to be considered. A conservative estimate for the unit costs associated with relet repairs will be between (£) 500.00 to (£) 5000.00. 

The current condition of the shops varies. One unit that was a former café is in reasonable condition and will need minimal investment. However, an initial estimate to repair the fire damaged double unit could be approximately (£) 7,000.00., plus, the remaining unit is basically a shell this will need full refurbishment and a new frontage the estimated costs could be in the region of (£) 11, 000.00.

This could represent a total cost of between (£) 29,500.00 and (£) 43, 000.00

4.4 Option (C) Demolition

The demolition of the block would avoid ongoing management costs and remove the blight which the block is causing to the estate. The cost of demolition is estimated to be (£) 30,000.00 which would also temporary treat the cleared site, provide a defined boundary which should be easy to maintain and kept by the Area Team / Residents. This estimated cost will be funded from the Compensation budget within the HRA.

· Rent Income

It is anticipated that tenants will be rehoused in void dwellings elsewhere and so there will be no actual 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               = - 1264.00

Maintenance    4 x (£)667.77                = - 2671.00

Guideline Rent 4 x (£)36.70 x 52 x 98% = +7481.00

                                                          = + 3546.00

(2001/2002 Allowances)

· Management Costs

There will be a small reduction relating to the direct expenditure of the stock but there will be no reduction in Area Office costs. There will be no direct savings on the repair and maintenance budget although there will be less dwellings to maintain.  

Capital Implications

The loss of four dwellings will result in a reduction in the Major Repairs Allowance by £2,164.12

5. Other considerations

Development Services are currently negotiating statutory compensation with the existing shop tenant. Rather than serve notice, which will terminate the lease (which will take up to 6 months), Development Services are encouraging the tenant to surrender. This compensation could amount to a figure of approximately (£) 8,700.00. Development Services have written to the existing tenant with the compensation / surrender details and are waiting a response.    

The annual total rental charge for all the occupied shop units is approximately (£) 9,000.00 per annum.  

Due to the vandalism problems associated with vacant properties in this part of the city, Development Services have been demolishing and clearing the remaining sections of the walls to the rear of the shop units and will be removing the stairwell access to the flats above. 

The site has limited current redevelopment potential. The dwellings are within a small square, surrounded by houses and cottage flats that form part of our current stock. 

6. Estimated Cost Summery

	Option
	Cost
	Comments

	Retain properties and carry out maintenance as catch up repairs
	Between £ 29,500.00 to £43, 000.00
	There is current lack of demand for one bedroom-flatted accommodation above the ground floor plus it is debatable whether  estate shop units can be sustained.

	Clear the site for development purposes.
	No homeleoss and disturbance

Estimated compensation to the shop tenant 

(£) 8,700.00

Estimated Demolition and site treatment costs  (£) 30,000.00

Therefore, total costs could be (£)38,700.00.

Consideration will have to be given to annual rent loss. Based on current rent charge, this totals (£)8509.44 and for the shop units (£)9,000.00 this totals (£)17,510.00.

Plus loss of MRA of £2,164.12


	The demolition of the block would avoid ongoing management costs and remove the blight which the block is causing to the estate.


Appendix 1: Photographs 

View from Gledhill Avenue
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View from Paris Avenue

Appendix 2 – Site Plan
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