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______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 29/6/2006
______________________________________________________________

TITLE: Small Scale Stock Option Appraisal for dwellings on Wildbrook Road Little Hulton

______________________________________________________________

RECOMMENDATIONS:  

That Lead Member acknowledges and approves the conclusion of this report which recommends the following action in respect of void properties on Wildbrook Road Little Hulton.

1. The repair and re-letting of numbers 116, 116a, 57, 59 and 67 Wildbrook Road.

2. The demolition of the severely vandalised block comprising 94, 94a, 96 and 98 Wildbrook Road.

3. The purchase of the privately owned and badly vandalised property no 45 Wildbrook Road and the subsequent demolition of the two semi detached properties 45 - 47 Wildbrook Road.

4. Supports further action and joint working to deal with voids in private ownership and to identify funding to improve the appearance of the estate

______________________________________________________________

EXECUTIVE SUMMARY:

1.1. Repairs and Re-letting.

1.1.1. Numbers 116 and 116a Wildbrook Road are 2 bedroom cottage flats comprising part of a four-property block in which the adjoining two houses are let. The recommendation is to repair and let these properties.

1.1.2. Numbers 57,59, and 67 are three bedroom houses located in blocks where the other adjoining properties are occupied. The recommendation is to repair and let these properties.

It is recommended that the 5 properties in this group should be repaired and re-let. At a total cost of  £53,069
1.2. Demolitions

1.2.1. Numbers 94a – 98 Wildbrook Road comprise a four-unit block consisting of two flats and two houses. All of the properties in the block are void and badly damaged. The recommendation is to demolish this block

Demolition of this block is recommended to Lead Member as the best course of action at a total cost of £25,550 (land value released for development £28,000).

1.3. Purchase and demolition.

Numbers 45 – 47 are two semi-detached 2-bedroom houses. Both properties are heavily vandalised and have been the subject of arson attacks. They stand on an isolated corner of Wildbrook Road adjoining previous demolition sites.  Number 45 is in private ownership and has been the subject of various actions by the enforcement team, which have been necessary to ensure that the house is kept secure. A number of options, including an empty dwelling management order, have been considered by the enforcement team and are not considered to be practical. The recommendation is to purchase number 45 prior to demolition of both properties. 

The purchase of number 45 Wildbrook Road and the demolition of nos. 45 / 47 is recommended to Lead Member as the best course of action. The cost of purchase and demolition estimated at £39,525. The value of SCC development land released or from which blight removed £42,000.

______________________________________________________________

BACKGROUND DOCUMENTS: 

1. Small scale stock option appraisal procedure approved by Lead member 21st April 2005.

2. Audit Commission Key Lines of Enquiry (KLOE 3) http://www.audit-commission.gov.uk/products/guidance/0CD68C37-776C-4C8B-ACAE-133F5A1F727C/KLOE3.pdf
______________________________________________________________

ASSESSMENT OF RISK: Medium. 

All of the void properties in the area have historically been subject to vandalism and tipping and arson. In the face of concerted attack the properties are difficult to protect and there is an ongoing risk to public safety as a result. 

______________________________________________________________

SOURCE OF FUNDING: NPHL Small Scale Stock Options Budget 2006 - 2007.

______________________________________________________________

LEGAL IMPLICATIONS: N/A

______________________________________________________________

FINANCIAL IMPLICATIONS; There is adequate funding within the Small Scale Stock Option Budget 2006 – 2007. On behalf of Finance Nigel Dickens is satisfied with the action proposed and the source of funding.
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COMMUNICATION IMPLICATIONS: 
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VALUE FOR MONEY IMPLICATIONS: The recommendations contained within the body of the report have taken into account the cost of works and the value of land released including marriage values to be obtained due to synergies obtained during site assembly.
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CLIENT IMPLICATIONS: N/A
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PROPERTY: Urban Vision Development Services have advised on potential land values and future use and this is included with body of the report. Urban Vision have advised on purchase of no 45 Wildbrook Road.

______________________________________________________________

HUMAN RESOURCES:

N/A

CONTACT OFFICER: 

David Williams Principal Officer Asset Management.

Telephone / Email     0161 922 8782. david.williams@salford.gov.uk
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): Little Hulton.

______________________________________________________________

KEY COUNCIL POLICIES: HRA Business plan 2005 – 2035.
______________________________________________________________

DETAILS:

Background

1. Property Details. 
1.1 This report is concerned with the following properties which for convenience have been grouped together to reflect the final recommendations: -

Group 1
Numbers 116 and 116a Wildbrook Road are two x 2 bedroom cottage flats comprising part of a four-property block in which the adjoining two houses are let. The recommendation is to repair and let these properties.

Numbers 57,59, and 67 are three bedroom houses located in blocks where the other adjoining properties are either let or in private ownership and occupied. The recommendation is to repair and let these properties.

Group 2

Numbers 94a – 98 Wildbrook Road comprise a four-unit block consisting of two cottage flats and two houses. All of the properties in the block are void. The recommendation is to demolish this block

Group 3

Numbers 45 – 47 are two semi-detached 2-bedroom houses. Both properties are heavily vandalised and have been the subject of arson attacks. They stand on an isolated corner of Wildbrook Road adjoining previous demolition sites.  Number 45 is in private ownership and has been the subject of various actions by the enforcement team, which have been necessary to ensure that the house is kept secure. The recommendation is to purchase number 45 prior to demolition of both properties.

1.2 All of the properties were built in 1955 during the construction of the Kenyon Estate. The subject properties of this report are in an area of mixed tenure with a number of other houses and flats void and in either private or RSL ownership.  They are located in an area of the estate where selective demolition and repair has been undertaken in the past as and when funding has been available. The block 49a – 53 was reported to Lead Member with a recommendation to demolish in September. Demolition of this block, which had created serious security problems for properties on Rigby Grove, (which backs on to Wildbrook) has enabled 7 properties on Rigby Grove to be successfully let. This success could be prejudiced if the remaining voids detailed in this report are not dealt with.

1.3 The voids in this area have a history of attracting serious vandalism arson and other criminal activity. Recently voids close by on Owlwood Close owned by Great Places Housing Group were set on fire with the GM Fires Service attacked when they arrived to deal with the blaze. The Housing Services, Strategy and Partnership team have identified “hot spots” of criminality in Little Hulton that clearly correspond to the location of these void properties.

2. Consultation.

2.1. Some tenants, residents and elected members are concerned about the condition and ongoing void status of these properties and are pressing for the situation to be addressed as a matter of urgency. The recommendations contained in this report reflect previous consultation with tenants and residents through the TRA meetings and the Little Hulton Open Spaces Group. In advance of the report details of the proposed action have been formally presented to elected members and to the Lead Member for Housing and have had their support. This report has been circulated in draft to local councillors for comment prior to being submitted to Lead Member and has their support.

2.2. The recommendations in this report have been consulted internally.  Specifically these proposals have been developed in consultation with The NPHL Group Manager, The Neighbourhood Manger Community Housing Services. Repair and demolition costs have been obtained from NPHL and land valuations and options for Urban Vision Property Services.

3. Options.

3.1. Each of the groups of properties have been evaluated against three possible options both individually and as a group. 

3.1.1. Do nothing and mothball long term. 

3.1.2. Repair and relet 

3.1.3. Demolition.

3.1.1 All Groups: -  Option to do nothing or mothball pending investment from the New Housing Company: -
3.1.1.1 Due to financial constraints last year it was not possible to deal with all of the void properties in the Wildbrook Road area as one project which would have been the preferred solution. This was explained to tenants, residents and Councillors who accepted the immediate demolition of the block 49 – 53 and the repair of properties on Rigby Grove were the quick fixes that the council could implement. It was agreed to defer further work until this financial year. 

3.1.1.2 In terms of the Councils credibility long term mothballing of the remaining properties is not a viable option. 

3.1.1.3 It has proved impossible in the past to maintain voids securely in the face of concerted attack. A do nothing strategy would inevitable lead to further vandalism and emergency demolitions in the future. 

3.1.1.4 For the reasons given above a “do nothing and mothball” option is not considered further for any of the groups.
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3.2 The two remaining options are considered below.

3.2.1 Group 1. 

3.2.1.1 Numbers 57,59, and 67 are three bedroom houses and nos. 116 and 116a are 2 bedroom cottage flats. All properties are located in blocks or terraces where the other properties are either let by NPHL or occupied, or in private ownership and occupied. 

3.2.1.2 Nos. 57, 59.  The third property in the block (no 55) is owned by Skyline and this property has continued to be let despite the council voids adjoining. 

3.2.1.3 Demolition of the council owned properties in this block would involve either negotiating purchase of a privately owned and successfully let property at market price, or demolition of the SCC houses with the gable wall secured on the remaining private owner property. Both of these possibilities are expected to be extremely costly. This would be in addition to an anticipated demolition cost estimated at £22,550. 

3.2.1.4 Repair costs for the two SCC owned properties in the block are respectively £12,543 and £12,300. 

3.2.1.5 Repair represents the most cost effective solution and is therefore the recommended course of action.

3.2.2 Nos. 116 and 116a and no. 67 are all part of blocks or terraces, which are otherwise fully let. 

3.2.2.1 Demolition would involve decanting other tenants with associated relocation costs and difficulty finding alternative accommodation. 

3.2.2.2 For this reason this option is not considered further. 

3.2.2.3 Repair costs are £7,827, £11,160 and £9,239 respectively and this is the option, which is recommended to Lead Member.

3.2.3 Group one summary:- It is recommended that the 5 properties in this group should be repaired and relet. At a total cost of  £53,069

3.3 Group 2.

3.3.1 Numbers 94a – 98 Wildbrook Road comprise a four-unit block consisting of two cottage flats and two houses. All of the properties in the block are void. 

3.3.2 This block of 2 houses and 2 flats have suffered ongoing attack during the last year. Relet repair costs have been estimated at £56,356 although this is will not take into account recent further vandalism and would be likely to be higher if this option were pursued.

3.3.3 Demolition costs for this block are estimated at  £25,550. This option would have the additional benefit of opening up a disused garage site to the side and rear of the block. The total development value of the site created is estimated at £28,000. If the block is not demolished the garage site will continue to be a maintenance burden with no development value.

3.3.4 Demolition represents the best value for money with total costs estimated at £25,550 compared to repair costs likely to be in excess of £56,356. A residential development site would also be created with an estimated value in excess of the demolition costs.

3.3.5 This option would support a general land assembly view contained within this report, which is to effectively draw a line No 55 (odd) and no 100  (even) and to repair all void properties to the north whilst clearing the remaining properties to the south to create a large development site facing Owlwood Close. Further details of the land issues are presented below.
3.3.6 Group 2 summary. The demolition of this block is recommended to Lead Member as the best course of action at a total cost of £25,550 (land value released for development £28,000).


3.4 Group 3. Numbers 45 – 47 are two semi detached 2 bedroom houses. 

3.4.1 Both properties are heavily vandalised and have been the subject of arson attacks. The properties stand on an isolated corner of Wildbrook Road adjoining previous demolition sites.  

3.4.2 Number 45 is owned by a private party living in Surrey and has been the subject of various actions by the enforcement team, which have been necessary to ensure that the house is kept secure. This has included a number of occasion where the property has been boarded with the charges 

3.4.3 Both properties are severely damaged to such an extent that services have been disconnected to minimise risk. 

3.4.4 The owner of number 45 has been in contact with the council as a result of action by the enforcement teams efforts to ensure that the property is kept secure. It is clear he has neither the intention nor finances to repair the property. The enforcement team have considered a number of options. 

3.4.4.1 An empty dwelling management order is not believed to be practical because the property is so badly damaged that the high cost of repair is unlikely to be recovered through rent. 

3.4.4.2 A notice to repair would carry no guarantee that the property would be occupied and could lead to a repeat of the cycle.

3.4.4.3 Both of the above options would require no 47 (SCC ownership) to be repaired.

3.4.4.4 A demolition order would remove the structure but would leave an isolated area of land (the former site of the house) outside SCC ownership and control.

3.4.5 On instruction from Housing Services Urban Vision have initiated preliminary negotiations to establish purchase price with the owner (subject to L.M. approval).  Initial estimates from Urban Vision suggested that an offer to purchase at £13,500 with an intention to settle at £20,000 would prove successful. Preliminary discussions with the owner suggest that he would be willing to agree a price between these values. 

3.4.6 Once purchase is concluded demolition of the two properties has been estimated at £19,525.

3.4.7 However the properties are situated between two larger sites resulting from previous demolitions. Of the two sites one is private ownership (believed to be owned by “Lodgeday”) and the other is owned by the SCC. Both sites are seriously blighted whilst 45/47 remain. Any development of the adjoining land would necessitate dealing with these properties. 

3.4.8 In isolation the value of the site released following demolition of 45 and 47 is estimated at £12,000.

3.4.9 The existing vacant land in council ownership adjoining and directly associated with the derelict property is valued at £30,000. 

3.4.10 At an estimated total cost of £32,000 for the combined purchase and demolition of the properties this course of action represensts good value for money as it will release SCC land for development valued £42,000. In addition adjoining vacant land in private ownership and being blighted by these properties has an estimated value of £88,000.

3.4.11 Summary Group 3. For the reasons given above the purchase of number 45 Wildbrook Road and the demolition of nos. 45 / 47 is recommended to Lead Member as the best course of action. Cost of purchase and demolition estimated at £39,525. Value of SCC development land released or from which blight removed £42,000.

4 Financial summary.

4.1 Estimated Relet and repair costs are as follows: -

4.1.1 Group 1. Five houses and flats. Nos. 57, 59, 67, 116, 116a. £53,519.

4.1.2 Group 2. Four houses and flats. Nos. 94, 94a, 96, 98. In excess of £56,356.

4.1.3 Group 3. Two semi detached houses. Nos. 45 and 47. The property is severely damaged and repair has not been considered.

4.2 Estimated Demolition costs.

4.2.1 Group 1. Five houses and flats. Nos. 57, 59, 67, 116, 116a. These properties are part of blocks or terraces in which the other units are occupied. 

4.2.2 Group 2. Four houses and flats. Nos. 94, 94a, 96, 98. 
£21,275.

4.2.3 Group 3. Two semi detached houses. Nos. 45 and 47.
£19,525

4.3 Land values associated with the recommendation.

4.3.1 Group 1 Five houses and flats. Nos. 57, 59, 67, 116, 116a.Not considered.

4.3.2 Group 2. Four houses and flats. Nos. 94, 94a, 96, 98.  £28,000.

4.3.3 Group 3. Two semi detached houses. Nos. 45 and 47. £42,000.

4.4 Purchase of no 45 Wildbrook road 

      £13,500 - £20,000.

4.5 Summary.

4.5.1 Costs if all properties were repaired and let. £109,875 to which must be added: -  

4.5.1.1 further cost due to vandalism of 94-98

4.5.1.2 Un-quantified cost to repair 45 and 47. (A similar less badly damaged semi in Swinton cost in excess of £40,000 to repair).

4.5.1.3 purchase of no 45. 

4.5.1.4 Total costs if all properties were repaired expected to be in excess of £200,000.

4.5.2 Cost if recommended action is approved by Lead Member.

4.5.2.1 Group 1 Five houses and flats. Nos. 57, 59, 67, 116, 116a. 

 



£53,519

4.5.2.2 Group 2. Demolition of Nos. 94, 94a, 96, 98.  






 
£28,000.

4.5.2.3 Group 3. Demolition. Nos. 45 and 47 (includes purchase of 45)
 




£42,000.
4.5.2.4 Total cost of recommended action.
£123,519

4.5.2.5 Value of development land created / released. £70,000

4.5.2.6 Cost to SSOA budget would be reduced by £1,600 per property (NPHL average void costs) total £17,600.
5 Other action proposed following approval of this report.
5.1 If approved by Lead Member the proposals will have a significant positive impact in the area and demonstrate the councils intension to deal with the cycle of decline. Whilst this action can be seen as a beginning it cannot alone address the issues affecting the area.

5.2 Lead Members support is also sort for the further action detailed below.

5.2.1 Further joint working is required by SCC to encourage Manchester Methodists to deal with properties in their ownership and which require action.

5.2.2 Further action is required by the Enforcement Team to ensure that other void properties in the are which are in private ownership are not only kept secure but brought back into use.

5.2.3 Further joint working is required between SCC Housing Services  / Neighbourhood Manger / Tenants and Residents to secure funding and agree actions to improve the appearance of land and property in the area and to enhance security in the area.

5.2.4 Close liaison between the Neighbourhood Manger and NPHL Group Manager and the police to ensure that the full benefits of the Councils investment are realised and that crime in the area is reduced.  

6 Marketing and Promotion:

6.1 There is a possibility to use the proposed action, as a demonstration of SCC ongoing commitment to invest in the area and IPB will be advised of the actions if the report is approved.

7 Press Release:

7.1 Further vandalism could lead to adverse publicity. Following the recent arson attack on Manchester Methodist Properties close by Local Councillors were contacted by the Bolton Evening News 
8 Recommendations.
8.1 That Lead Member acknowledges and approves the conclusion of this report which recommends the following action in respect of void properties on Wildbrook Road Little Hulton.

8.1.1 The repair and re-letting of numbers 116, 116a, 57, 59 and 67 Wildbrook Road.

8.1.2 The demolition of the severely vandalised block comprising 94, 94a, 96 and 98 Wildbrook Road.

8.1.3 The purchase of the privately owned and badly vandalised property no 45 Wildbrook Road and the subsequent demolition of the two semi detached properties 45 - 47 Wildbrook Road.

8.1.4 Supports further action and joint working to deal with voids in private ownership and to identify funding to improve the appearance of the estate

9 Cconclusion. 

9.1 If accepted by Lead member the actions proposed in this report will address the major issues being raised by Tenants and residents on the Kenyon Estate. The proposals will also demonstrate the council’s willingness to take the lead in investing in the area, which will encourage partner RSL, and other private owners to invest in their own property. 
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