Report to Lead Member and Deputy Housing

Report for Decision/Information

Date of Meeting: 16th March 2001

Subject: The Future Management of Acquired Dwellings

1.  Purpose of Report

1.1. To set out a systematic approach in respect of the future management of acquired dwellings. In doing so, identify those properties which are to be retained and improved and those dwellings which are to be marketed when they become vacant. Investment in the latter should be kept to a minimum in order to ensure that they remain habitable until such a time as the property falls void and is then marketed for sale.

2. Recommendations 

2.1. That Lead member and Deputy note the recommended procedure for acquired dwellings and sanction the implementation of the procedure.

2.2. That the threshold of 35% (cost of repair as a proportion of capital value) be adopted as the primary criterion in deciding whether to retain or dispose of acquired dwellings.

2.3. That the Head of Investment Strategy be given overall responsibility for identifying dwellings for disposal in close conjunction with Group Managers.

2.4. That acquired dwellings should be considered for potential marketing options as and when the acquired dwellings becomes void. This should avoid flooding the immediate housing market and avoid any associated home loss payments. 

2.5. In situations when the acquired dwellings which have been identified for disposal (when they become void) and when the occupying tenant has requested a transfer, Area Teams should be given delegated authority to enable such transfers on the our rehousing procedure

2.6. Wherever possible we should being aiming to achieve stable home ownership. 

3. Background

3.1. Previous Review

A review of acquired dwellings in was initiated last year. Originally the Maintenance Division stipulated that they considered there were 642 acquired dwellings in the departments ownership. However, the review identified that a number of dwellings were re-designated as Estate Properties and only 350 dwellings required scrutiny as ‘acquired’ dwellings.
Since then a number of properties have been purchased under the Right to Buy initiative and others have been marketed and sold by Development Services on our instruction and upon Lead Member approval. The number of acquired properties that we currently own and manage is 296 (as at 05.02.01.). 

Development Services have completed a valuation exercise based on an external inspection of the acquired dwelling stock. Alongside this the Maintenance Division has previously carried out stock condition surveys and assessed repair costs. The surveyors have been unable to gain access to nineteen dwellings. 

This survey work has formed the baseline information, which in simple terms will be used to compare repair costs against valuation. This information will help to establish a policy framework which will form the basis of decision making in respect of the future of acquired dwellings. Group Housing Managers have been informed of the proposed policy and have been invited to submit their views. 

3.2. Suggested Procedure

Any acquired dwelling whose repair cost is less than 35% of the valuation should be retained, unless the Group Manager has expressly indicated that it should be considered for marketing / disposal or there are sound strategic reasons for disposing of the property in question.

Where repair costs are assessed at more than 35% of the capital value, the presumption should be for disposal. The higher the proportion of repair costs compared to capital value, the stronger the presumption for disposal. Disposal should only be deferred when the Group Manager has indicated that consideration should be given to retention or where there are sound strategic reasons for retention. 

Properties should only be considered for marketing / disposal as and when they become void and Group Managers will be instructed to liaise with the appropriate Principal Strategy Officer at that time. Strategy Division will be responsible for instructing Development Services Directorate to market the property for sale. The Head of Investment Strategy will have delegated responsibility to pursue marketing option. He will seek final approval for sale from Lead Member when offers have be accepted in principle by both parties.

At the discretion of the Group Manager in liaison with the Principal Investment Strategy Officer for the area concerned, it may be assessed as preferable to attempt to seek vacant possession of an occupied acquired dwelling. Consequently, where acquired’s have been identified for disposal (when they become void) and the tenant is currently awaiting transfer Area Teams need to have delegated authority to enable such transfers on our rehousing procedure. 

3.3. Other Considerations

In future, the acquired dwellings that we retain should be included within estate based programmed repair schemes. There may be an opportunity that the Little Hulton Team, or an alternative team along similar lines, could 'pick up' any acquired dwellings that have not been included in any estate based programmed repairs schemes. Therefore, the team could renovate the dwellings up to a possible '10-point' standard as is presently utilised in Little Hulton. 

4. Financial Implications

4.1. Development Services are currently looking to identify potential capital receipts from all Directorates for 2001/2002 financial year. Last year 4 housing owned properties were marketed and sold by Development Services which generated £ 115,00.00 in capital receipts.  

4.2. Currently we have three vacant acquired properties identified for disposal which will be passed to Development Services if the above procedure is approved. Based on the valuation exercise this may generate a capital receipt of approximately £64,000.00 in total.

4.3. Based upon the information available from the stock condition exercise, if we planned to invests in the remaining 'viable' stock (in crude terms those below the 35% marker) then we would need to secure approximately £880,450.00. funding (unit costs would be £5272).

4.4. Alternatively, if the threshold marker were to be lowered to 25%, purely from an investment perspective we would need to secure £438,508.00 funding (unit cost £4518). The attached table indicates the impact of lowering the repair costs threshold to 25% from 35%.
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Table 1 Comparison – Threshold at 35% & 25%

	Area
	Retain (costs)
	Surveys/ further information still required
	Identified for disposal (subject to Group Manager / Principal Strategy officer intervention)

	Blackfriars (35%)
	13 (£62,410)
	16
	7

	Blackfriars (25%)
	12 (£56,410)
	16
	8

	Swinton (35%)
	28 (£155,090)
	3
	5

	Swinton (25%)
	18 (£70,690)
	3
	15

	Pendleton (35%)
	22 (£129,520)
	17
	28

	Pendleton (25%)
	16 (£50,640)
	17
	34

	Eccles (35%)
	87 (£468,088)
	19
	24

	Eccles (25%)
	47 (£269,668)
	19
	64

	Walkden (35%)
	17 (£65,350)
	7
	3

	Walkden (25%)
	14 (£36,100)
	7
	6

	TOTAL @ 35%
	167 (£880,458)
	62
	67

	TOTAL @ 25% 
	107

(£438,508)
	62
	127


