Report to Lead Member and Deputy – Housing

Report for Decision / Information

Date of Meeting – 6 June 2001

Subject Options Paper –  Kingsley Road, Granville Street – Walkden 

1. Purpose of Report

1.1 The purpose of the report is to investigate future options that are currently available in regard to the 12 properties on Kingsley Road and Granville Street, Walkden. 

2. Recommendations

2.1 That the lead member and deputy note the limited potential for investment under current management arrangements.

2.2  That members note, in this case a detailed option appraisal is not required. 

2.3 It is recommended that the most appropriate course of action in respect of Kingsley Road and Granville Street is to re-house all existing tenants and to demolish the dwellings. The site will be cleared temporarily and included as part of a package of sites within the Walkden area, which may assist potential re-development and re-investment.

3. Background

3.1 Scheme location and size

      Kingsley Road and Granville Street are located in Worsley and Boothstown Community Committee Area of the City. The dwellings were constructed in the early 1970’s. 

      The dwellings comprise of : -

      6 x 1 bed ground floor flats

      6 x 2 bed maisonettes on the first floors

      The fabric of the stock is in reasonable condition. However there is a surplus of flats in the area. The maisonettes are of poor design with stairs to access the maisonettes which are on the first floors and stairs within the accommodation, which is on 2 floors.  

      The appearance and the design of the blocks are poor, with communal courtyard rather than individual gardens. 

3.2  Background to current position

On 9.11.2000 there was a gas explosion at 13a Kingsley Road. This affected the gable end of the block of flats of 13-19 Kingsley Road. The block is on the same site as an adjacent block at 36-38 Granville Street.

This has lead to these properties becoming more unpopular and could potentially have an impact on the surrounding, relatively sustainable housing stock.

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 have also highlighted an oversupply of flats and maisonettes in the Walkden area. 7 of the 12 properties are empty. 

Salford Housing Services recently undertook a detailed study of projected future demand for housing across all tenures within the city to 2004. The study clearly shows a distinct lack of demand for flats in this area of the city.

3.4 Marketing 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. 

3.6 Measures already introduced

          Short-term measures have recently been attempted to help to arrest / slow decline. However, it appears that these measures have had little impact. 

  4.  Options currently under review: -

(a) Baseline – Retain the properties in City Council ownership and rebuild the block. This will cost in the region of £75,000. 

(b) Demolition – To include levelling and seeding site. This would avoid ongoing management costs for the void dwellings and improve the environment within the area. The cost of demolition would be £30,000. An additional £12,500 would be incurred in compensating tenants. 

 (c) Partial demolition of damaged properties and build brick gable, ancilliary repairs and new stair access would cost £25,000.

      However, if this method was implemented, there is no guarantee that demand for this type of property would improve and perhaps more importantly, be sustained into future years. The results of the Market Demand Study, especially for one bedroom accommodation, together with the experience the tried marketing methods and the current demand issues suggest that it will be questionable whether demand can be created. This is of major concern given the fact that indications suggest that the problem associated with demand will become worse into the medium term. 

· Financial Implications

The financial implications of the three options are given at Appendix 1


    5.
Conclusions

This report is in accordance with the main principles of Housing Revenue Account Business Planning. Therefore, 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 capital investment. 

5.1 Do Nothing and rebuild the block / partial demolition

As has been stated earlier within this paper, this option can be used as a benchmark against which to measure other appropriate options. There is no demand and we could potentially lose existing customers to our competitors. 

To opt for this option would represent a failure to manage the estate and would probably result in further decline. The Area Team reports an increasing problem of youths causing vandalism, arson attacks to void property, attacks to communal lighting and illegal entry. 


  5.2  Demolition and release land for development purposes

This course of action based on sound business planning principles, best value and backed up with the housing demand study data is the best course of action.

There could be an eventual land receipt, however it would be difficult to forecast the future value of the cleared site which could offset the rehousing / compensation costs. 

     6.
Estimated Investment Requirements

	Option
	Cost
	Comments

	Retain dwellings, rebuild block and refurbish void properties.

Partial demolition
	£75,000

£25,000


	Cost may be affordable if MRA allocations continue. However, as with previous experience,    if improvements were to be implemented there is no guarantee that demand for this type of property would improve and perhaps more importantly, be sustained into future years. This would be a very short term solution as there is no evidence of demand now or in the near future. It would also ignore the real issues.

	Demolish and Clear the site and bank for development purposes 
	Estimated Homeloss and Disturbance costs – 

£ 12,500

Estimated Demolition Costs £30,000

Therefore total costs will be approximately 

£ 42,500.00 


	It would be logical to include this site as a development package along with sites. 

There would be less voids on the estate and the area would give the perception of being stable. 

Density of housing stock reduced. Creating safer and secure environment and moving towards supply meeting demand.

This option should eventually generate a land receipt however it will be difficult to forecast the future value of the cleared site (which could offset and rehousing / compensation costs).


Plan A – Granville/Kingsley Location Plan
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	Stock Option Appraisal
	
	
	
	
	
	
	
	
	

	Financial Implications review
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	
	Project:
	Kingsley Road, Granville Street
	
	
	
	
	
	

	
	
	total
	voids
	
	
	
	
	
	
	

	
	Stock
	12
	7
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	
	HRA Subsidy
	Management
	
	 £         315.92 
	per dwelling
	
	
	
	

	
	
	Maintenance
	
	 £         667.77 
	per dwelling
	
	
	
	

	
	
	Guideline Rent
	 £           36.70 
	(52 Weeks) 2% void deduction per dwelling
	

	
	
	
	
	
	
	
	
	
	
	

	
	Major Repairs Allowance
	
	
	 £         541.03 
	per dwelling
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	(1) Non Recurring Investment Requirements
	
	
	
	
	
	
	
	

	
	
	
	
	Options
	
	
	
	
	
	

	
	
	Retain
	
	Demolish
	
	Part Demolish
	
	
	

	
	Retain and Repair
	 £          75,000 
	
	 n/a 
	
	 n/a 
	
	
	
	

	
	Demoltion and Site Clearance
	 n/a 
	
	 £         30,000 
	
	 £        25,000 
	
	
	
	

	
	Compensation
	 n/a 
	
	 £         12,500 
	
	 n/a 
	
	
	
	

	
	Total
	 £          75,000 
	
	 £         42,500 
	
	 £        25,000 
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	(2) Recurring Financial Implications
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	
	Revenue
	Retain
	
	Demolish
	
	Part Demolish
	 
	
	

	
	Management Costs
	 n/a 
	
	 note 3 
	
	 note 3 
	
	 
	 
	

	
	Repairs and Maintenance
	 n/a 
	
	 note 3 
	   
	 note 3 
	
	3
	
	

	
	Capital Financing/HRA Subsidy
	 n/a 
	
	 £         10,639 
	   
	 note 4 
	
	 
	
	

	
	Rent Loss
	 n/a 
	
	 note 5  
	
	 note 5  
	
	 
	
	

	
	Capital
	
	
	
	
	
	
	
	
	

	
	Major Repairs Allowance
	 n/a 
	
	 £           6,492 
	
	 n/a 
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	Notes
	
	
	
	
	
	
	
	
	

	1
	Insurance costs provide £45,000 with a policy excess of £10,000 which has been waived leaving a net provision of £35,000

	
	If the retain and repair option is taken then £40,000 of  provision would have to be made from Major Repairs or HRA Maintenance to meet the shortfall

	
	If the demolition option is taken then £7,500 additional costs can be met from the HRA Demolition Budget for which there is provision

	
	If the part demolish option is taken then the insurance cover meets the costs
	
	
	
	

	2
	The value of the cleared site for residential use is estimated to be £40,000 although a higher receipt could be anticipated if the adjoining land were to be

	
	included in the disposal package
	
	
	
	
	
	
	
	

	3
	There will be no direct savings on Area Office or Repairs and Maintenance
	
	
	
	
	

	4
	The Management, Maintenance and Guideline Rent elements of HRA subsidy are influenced by Stock Numbers at 1st April prior to the subsidy year.

	
	Any reductions in stock numbers will ultimately have a benefit. In addition it is assumed that the revenue affects of any future capital receipt  will have

	
	a neutral effect I.e.there will be a reduction in both capital financing costs and HRA subsidy.
	
	
	

	5
	It is anticipated that the remaining tenants will be rehoused in void dwellings elsewhere in the the Council Stock and so there will be no actual rent loss 

	
	
	
	
	
	
	
	
	
	
	


Credit items are indicated in italics

