SALFORD CITY COUNCIL - RECORD OF DECISION

I Harry Seaton Director of Housing Services in exercise of the powers conferred on me by Paragraph 6(a)(vi) of Section F of the Scheme of Delegation of the Council, and following consultation with Councillors Warmisham and Hunt being the Lead and the Deputy Lead Member, respectively, for the Housing Service function, do hereby authorise  

The instigation of  procedures leading to the making of a demolition order in accordance with Section 265 of the Housing Act 1985 for all 16 dwellings at 1 – 31 Owlwood Close, Little Hulton, Salford.

The future of the cleared site, should the demolition order be carried through, will be subject of a future report.

 The reasons are  

I am satisfied the dwellings are unfit for human habitation under the provisions of Section 604 of the Housing Act 1985 (as amended) and that the building’s condition of vacancy and dereliction is having a severe negative impact and blight on the surrounding area.

I am further satisfied that the most satisfactory course of action in respect of the premises is for the block to be demolished and that the most effective way of securing this is the making of a Demolition Order.

The source of funding is initially the Housing General Fund, if the owners fail to meet their obligations to demolish the dwellings,  however the costs will be registered as a land charge and the outstanding debt will be transferred to the Sundry Debtors account so as to have a nil impact.

The following documents have been used to assist the decision process:- Owlwood Close Condition Report, Owlwood Close Most Satisfactory Course of Action Assessment.

Signed
...............................................
Dated ................................................

Director

Signed 
...............................................
Dated ................................................

Lead Member

Signed
...............................................
Dated ................................................

Deputy Lead Member

Contact Officer. Ade Alao


Tel. No. 0161 925 1256

*  This decision is not subject to consideration by another Director

Report to the Lead Member and Deputy Lead Member for Housing

Report of the Director of Housing Services

Subject: 1 – 31 Owlwood Close, Little Hulton Salford

For Resolution

Date of Meeting: 17 August 2001

Purpose of Report
To seek the Lead Member and Deputy Lead Member’s approval to instigate the statutory process leading to the making a Demolition Order under the provisions of Section in respect of 1 – 31 Owlwood Close, Little Hulton Salford 

Recommendations 

That the Lead Member and Deputy Lead Member authorise the Director of Housing Services to instigate procedures leading to the making of a demolition order in accordance with Section 265 of the Housing Act 1985. 

Financial Implications

None from this report. The making of a demolition order places the responsibility for funding the subsequent demolition on the owners of the building.  If the owners do not demolish the building within the time limited by the order, then the City Council would out the demolition as works in default and seek to recover it costs.  Members are advised of potential demolition costs estimated at £20,000 if the City Council carries out these works in default. 

Background  

The building comprises of 8 ground floor flats and 8 first floor maisonettes. Previously owned by the Council, the freehold title to the building was acquired by Lodgeday Estates Ltd in July 1990. The current freehold owner of the building is Waterglen Limited whose ultimate holding company is Hercules Property Services plc. The condition of the block has been steadily deteriorating for the past five years and it has been completely vacant and derelict since 1999. 

House Conditions
All 16 flats in the building have been vacant for a considerable period.  All flats have been subject to extensive vandalism with additional fire damage in number of flats.

Council officers carried out a condition survey in May 2001.  The report (Enclosure 1) shows that the building and all its flats are unfit for human habitation as defined in Section 604 Housing Act 1985 (as amended).

The local authority is thereby required, under the provisions of the Housing Acts, to determine whether the most satisfactory course of action in respect of the premises is repair, deferred action, closure, demolition or clearance.

Consultation

The freehold owners were invited to make representations to the City Council about their intentions for the building.  Hercules Property Services plc, the ultimate holding company for the owners, Waterglen Limited, claim to be making progress in negotiations with lessees to surrender their leases.  Its aim is to gain overall control of the building.  They identified three options available to them upon gaining complete control i.e. refurbishment, demolition and redevelopment, and sale.  The company has requested the City Council should defer action in making a determination in respect of the premises while it progresses its efforts to gain complete control of the building.  At the time of this report, the freehold owners are unable to confirm when they are likely to gain complete control or which of their identified options will be pursued.

All known lessees of 1 – 31 Owlwood Close were invited to make representations to the City Council about their intentions for the properties.  At the time of this report, 7 lessees have replied.  All have stated that they are unwilling to contribute towards the renovation of their properties and the block.  Most are also unable to indicate a preferred course of action without further clarification from the building’s owners about the consequences of the different courses of action for them.  However, one respondent preferred that the freehold owners buys back their leases and another preferred that the local authority acquire the building.

Residents of properties in the immediate vicinity of 1 – 31 Owlwood Close were consulted by postal questionnaire.  All 20 respondents were unanimous in the opinion that the demolition of the building is the most satisfactory course of action.

There is also a consensus of opinion among local elected members and community groups that the demolition of the building is the most satisfactory course of action. 

The Group and District Housing Managers for Worseley and Little Hulton made representation to request a determination for the demolition of the block because of its impact on other properties on the estate and in particular, because it is now difficult to let Council properties adjacent to the block.

Options 

The current guidance (principally DOE Circular 17/96) requires that a Neighbourhood Renewal Assessment (NRA) be carried out in order to arrive at a conclusion as to the most satisfactory course of action to remedy unfit housing conditions, including an appraisal of the available options.

For this purpose, a most satisfactory course of action assessment (MSCA) in relation to the building was carried out.  The MSCA is shown in Enclosure 2 and shows that the making of a demolition order is the most satisfactory course of action on account of both the socio-environmental and economic assessments.  Three options that can be considered in relation to the building from the MSCA:

1 Deferred Action

2 Renovate and Repair

3 Demolition

Option 1 – Deferred Action

This would entail the service of a Deferred Action Notice in accordance with Section 81 of the Housing Grants, Construction and Regeneration Act 1996.  This is the preferred option of the building’s owners. 

Option 2 – Renovate and Repair

This option would entail works to the common parts of the building together with the internal renovation of individual flats.  It is estimated that the costs for bringing the building within fitness standards will be approximately £214,000, an average of £13,375 per property. 

Option 3 – Demolition

The demolition of the building will remove blight, deal with poor housing and environmental conditions and release a site that could be of potential benefit to the locality.

The means by which the local authority could pursue the demolition would be through the declaration of a Clearance Area under Section 289 of the Housing Act 1985 or, the service of a demolition order under Section 265 of the same Act.

The making of a demolition order places the responsibility upon the building's owners to demolish the building.  If the demolition is not carried out within the time limited in the order, the City Council may then carry out the works in default and recover the costs from the owners, less any statutory compensation payable.  The cleared site remains in the ownership of the current owners who may at their discretion redevelop the site subject to usual planning constraints.  This presents the most speedy and cost effective way of dealing with the building. 

The service of a demolition order is considered to be more satisfactory than the declaration of a clearance area for reasons of speed, cost and ownership of the cleared site.

Conclusion

I am satisfied that all 16 dwellings at 1 – 31 Owlwood Close, Little Hulton, Salford are unfit for human habitation under the provisions of Section 604 of the Housing Act 1985 (as amended) and that the building’s condition of vacancy and dereliction is having a severe negative impact and blight on the surrounding area.

I am further satisfied that the most satisfactory course of action in respect of the premises is for the block to be demolished and that the most effective way of securing this is the making of a Demolition Order.

The future of the cleared site, should the demolition order be carried through, will be subject of a future report.

Enclosures

Enclosure 1 – 
Condition Report: 1 – 31 Owlwood Close (May 2001)

Enclosure 2 – 
Neighbourhood Renewal Assessment in respect of unfit premises at 1 – 31 Owlwood Close, Salford (July 2001) 

Report prepared by:
Ade Alao

Report reviewed by:
John Wooderson 
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