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REPORT OF THE LEAD MEMBER FOR HOUSING 



TO THE LEAD MEMBER FOR HOUSING 


ON 14th JULY, 2005


TITLE : SALFORD CITY COUNCIL (MOSS STREET (CLEARANCE AREAS 1 + 2) 2005


RECOMMENDATIONS :

The Lead Member for Housing notes the results of the assessment carried out in respect of the properties 1 – 19 Moss Street Salford M7 which are summarised in this report and approves:

1. That the declaration of a Clearance Area is considered the most satisfactory course of action for dealing with the unsatisfactory housing conditions of the properties 1 – 19 Moss Street.

2. The Head of Housing to undertake the statutory consultation required prior to the declaration of a Clearance Area under the provisions of Section 289 of the Housing Act 1985.

3. The Head of Housing seek authority to make relocation assistance available in line with Salford City Council Housing Renewal Policy. 

4. The Head of Urban Vision is authorised  to negotiate the acquisition of properties by agreement,  in advance of  the formal Clearance Area declaration and making of any Compulsory Purchase Order.


EXECUTIVE SUMMARY :

This report presents the results of the Most Satisfactory Course of Action (MSCA) assessment carried out in respect of the properties at 1 – 19 Moss Street.

It recommends the declaration of a Clearance Area and the subsequent demolition of all the properties subject to the necessary statutory consultation.

It seeks authority to make relocation assistance available.

It also seeks authority to acquire properties in advance of the formal Clearance Area declaration and the making of any Compulsory Purchase Order.


BACKGROUND DOCUMENTS :  

(Available for public inspection)

D o E Circular 17/96 – ‘ Private Sector Renewal – A Strategic Approach’

Salford City Council Housing Renewal Policy 2003 (as amended) 

Salford City Council  ‘Making the Future Happen in Salford’ Our strategy for housing in Salford 2004 - 2006


ASSESSMENT OF RISK:

If a Clearance Area is declared, then Salford City Council will be obliged to acquire and demolish the properties. It is anticipated that not all of the properties could be acquired by agreement and that it will be necessary in due course to seek authority from Lead Member to use compulsory purchase powers. The Secretary of State subsequently has the power to vary or refuse if he is not satisfied that the Council has not followed the correct procedures or that it has failed to make a justifiable case. However, the Council’s legal representatives will be involved throughout to ensure that the Order is processed correctly and great care will be exercised to ensure that there is a compelling case in the public interest if we do not deal with them.

The risk is therefore low.

	


SOURCE OF FUNDING: Private Sector Housing Capital Programme

	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



Provided by :  Ian Sheard

2. FINANCIAL IMPLICATIONS


Provided by :  Nigel Dickens 

PROPERTY (if applicable):

HUMAN RESOURCES (if applicable): 

	


CONTACT OFFICER :  Jean Steel, Principal Officer Housing Market Renewal Team 

Tel: 0161 603 4226   email: jean.steel@salford.gov.uk


WARD(S) TO WHICH REPORT RELATE(S):  Broughton 


KEY COUNCIL POLICIES: Housing Strategy, Regeneration and Planning 


DETAILS (Continued Overleaf)

BACKGROUND 

The terraced row 1 – 19 Moss Street comprises two storey  terraced houses with pitched slate roofs and a two storey rear outrigger. The property is pavement fronted terraced with rear yards opening onto a rear entry. These properties are situated close to the junction of Camp Street and Great Clowes Street.

       The Moss Street properties bound a cleared site to the rear elevation which previously consisted of Muriel Street and Lucy Street.Despite substantial renovation grant investment on these streets, both the local authority and Irwell Valley Housing Assosication, who owned a complete side of Muriel Street, were forced ultimately to clear because of lack of demand and problems with ongoing vandalism. Further adjacent property numbers 152 – 156 Camp Street were demolished in 2004.

 Void property records collated for Moss Street record that between June 1997 and June 1998 there were only two empty properties in the row. The number of empty properties increased to five and fluctuated from four to five until increasing to six in July 2003.  Although boarded up these properties are subject to illegal access, severe vandalism and the dumping of refuse. The general condition of the empty properties has a detrimental effect upon the remaining occupied properties and gives   the area the appearance of deterioration.

The tenure and occupancy breakdown of the properties is currently understood to be as shown in the following table:

	Tenure Type
	Number of Properties
	Number Vacant

	Owner Occupier
	1
	N/A

	Privately Rented
	1
	N/A

	Privately Owned
	4
	4

	Acquired 
	2
	2

	Registered Social Landlord
	2
	N/A

	Total
	10
	6


HOUSING CONDITIONS 

An assessment of the Moss Street properties has been undertaken by Housing Market Renewal Officers from the Housing and Planning Directorate in order to obtain information as to the condition of each property.

All ten properties have been surveyed in accordance with provisions laid out in Section 604 of the Housing Act 1985 (as amended) in respect of unfitness and in accordance with the guidance contained in the DoE Circular 17/96 ‘Private Sector Renewal – a Strategic Approach’.

At the time of the inspections and surveys three of the four occupied properties were found to be predominantly fit for habitation but would require some investment whereas the fourth occupied property was found to be unfit due to serious disrepair.

Five of the six empty properties are unfit through progressive vandalism  which includes stripped roofs. These properties are unfit due to serious disrepair and dampness as the vandalism to the roof leaves the properties exposed to the elements. The sixth empty property also has serious disrepair and all the windows are bricked up so there is no natural daylight to the property. The occupied property which is unfit is through serious disrepair.

Numbers one, three, eleven, thirteen, fifteen, seventeen and nineteen are unfit whilst the properties five seven and nine are fit.

OPTIONS

Having identified residential properties which fail to meet the statutory fitness standard the local authority must consider the most satisfactory course of action. Guidance on this is contained in the provisions of Annex B of the DoE Circular 17/96.

Three options were identified for assessment:

OPTION A  ----    Demolition and  temporary landscaping (pending the Lower Broughton    masterplan)

OPTION B  ----    Demolition and new build

OPTION C  ----    Individual renovation 

Each of these options is assessed in three separate ways:

1. A comprehensive Economic Assessment was carried out and set against the three options. This is referred to as a Net Present Value (NPV) calculation. A summary of the costs is listed below:

      OPTION A   ----    Demolition and temporary landscaping  

                                   (pending the Lower Broughton masterplan)  £134,594.17                                                                  

      OPTION B   ----    Demolition and new build                              £104,074.39

      OPTION C   ----    Individual renovation                                     £283,681.01

(The lower the NPV the more economic the option to both the private and public finance expenses.)

2. An assessment of the Socio Environmental benefits of each option.

Each option was assessed against a range of criteria, in line with the Circular Guidance on a weighted and non weighted basis to see which option potentially offered the most benefit to the area as a whole.

Each option is allocated a score against each of the criteria and a total score for the  option is calculated.

Weighted:

OPTION A  ----  Demolition and temporary landscaping of the site             154

OPTION B  ----  Demolition and new build                                                   123

OPTION C  ----  Individual renovation                                                            52

Non-weighted:

OPTION A  ----  Demolition and temporary landscaping of the site                45

OPTION B  ----  Demolition and new build                                                      34

OPTION C  ----  Individual renovation                                                             16

(The higher the points score the more attractive the option.)

3. A list of objectives has been compiled in relation to strategic regeneration goals for the wider area. Each option is assessed against the degree to which it would contribute to achieving each of the objectives.

A point score was attributed to each option.

OPTION A ----  Demolition and temporary  landscaping of site                14

OPTION B ----  Demolition and new build                                                 13

OPTION C ----  Individual renovation                                                          7

(The higher the points score the more attractive the option.)

In arriving at a decision regarding the assessment, Salford City Council must balance the results of each of the above and ensure that the preferred option is:

· Financially and technically feasible.

· Meets the statutory obligation placed on the council

· Compliments and integrates with the other proposals for the wider area.

(scoring matrix are held separately on the case file.)

Consideration must also be given to the fact that Salford City Council and Countryside Properties have entered into a development agreement formalising their partnership to transform Lower Broughton. The regeneration of Lower Broughton will be one of the largest major regeneration projects in the United Kingdom and will create a sustainable new community of over 3,500 mixed-tenure homes and a full range of community facilities and services. The aim of the scheme is to demonstrate best practice in urban regeneration.

The following Housing Market Renewal objectives have also been taken into consideration.

· Unpopular social housing stock and terraced stock will be cleared, creating opportunities for development of higher value housing. 

· Areas of private housing stock containing significant numbers of unfit stock and vacant properties will be cleared, unless there is clear evidence that the properties are sustainable.

· Stabilising and re-structuring the Housing Market to address decline and to extend the quality and choice of housing within neighbourhoods by reducing the number of empty properties, increasing the number of owner-occupied homes, changing the distribution of properties within the Council Tax Bands, increasing house values and prices and improving the management of properties within the private rented sector.

· Building sustainable communities by stabilising population loss and diversifying household composition. Lower Broughton has experienced a rapid population decline from around 12,000 to  2,500 people over the past thirty years.

The conclusions reached about the most satisfactory course of action, reflect a strategy of site assembly that it being pursued in order to provide the development opportunities needed in relation both to the Lower Broughton regeneration proposals and the Housing Market Renewal objectives.

CONSULTATION

Informal consultation has been carried out. Irwell Valley own two properties and agree with the proposals for clearance and demolition.  The general response from tenants and landlords is that of acceptance of the proposals. Two disagree which includes one owner occupier and one absent owner. The absent owner would prefer renovation.  It has not been possible to contact one of the  absent owners to ascertain their response to the proposals.

It is recommended that the statutory consultation required under the provisions of Section 289 of the Housing Act 1985 (as amended) with respect to the declaration of a Clearance Area be undertaken.

CONCLUSION

The report presents the findings of the assessment undertaken in respect of the properties 

1 – 19 Moss Street.

Housing conditions in the area containing the  properties are unsatisfactory and that seven of these residential buildings are below the statutory fitness standard.

A substantial amount of investment would be required to bring these properties to a reasonable standard of repair but there is doubt that even if this were considered the option to take that these properties would not have a sustainable future.

The conclusions of the assessments were as follows:

· With regard to the economic assessment, Option B, demolition with new build was the cheapest option using NPV calculations, followed by Option A , clearance and demolition with landscaping of the site, with Option C individual renovation being the most expensive option.

· With regard to the socio-economic assessment Option A, clearance and demolition with landscaping of the site was the best option.

· With regards to the assessment against objectives Option A , clearance demolition with landscaping of site was the best option followed very closely by Option B, demolition with new build on site.

It was apparent from this assessment that Options B, demolition and new build and Option A demolition and temporary landscaping of the site pending the Lower Brougnton masterplan  were most favourable. It is important to consider the unquantifiable social and environmental consideration and not simply to choose the lowest cost solution for the area.
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