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REPORT OF THE DIRECTOR OF HOUSING SERVICES



TO THE LEAD MEMBER FOR HOUSING SERVICES


ON 

18th December 2003


TITLE :  Compulsory Purchase Order of Property within Seedley         & Langworthy


RECOMMENDATIONS : 

1. That the acquisition of the buildings outlined in Recommendation 2 below be considered as the most satisfactory course of action to deal with such buildings.

2. That a Compulsory Purchase Order be made under Section 93 of the Local Government and Housing Act, 1989, and the Acquisition of Land Act 1981 to secure the acquisition, and subsequent renovation and sale of the following dwelling houses, and land, in Seedley & Langworthy:

32 Nadine Street Salford 6

3. That the Order be named The City of Salford, 32 Nadine Street Salford 6 Compulsory Purchase Order 2003. 

4. That the Head of Law and Administration be authorised to seal the Order and to take all necessary steps, including the publication of all statutory notices, to secure confirmation of the Compulsory Purchase Order by the Secretary of State and the vesting of the land in the City Council.

5. That Development Services be authorized to negotiate the purchase of any properties/land by agreement prior to the confirmation of the Compulsory Purchase Order.

6. To delegate the authority for future Compulsory Purchase Orders within Seedley & Langworthy Renewal Area under Section 93 [2] of the Local Government and Housing Act, 1989, and the Acquisition of Land Act 1981 to Lead Member for Housing.


EXECUTIVE SUMMARY :   

To recommend to Lead Member the Compulsory Purchase of one property in order to deal with unsatisfactory environmental and housing conditions within Nadine Street in Seedley & Langworthy area. 


BACKGROUND DOCUMENTS :

(see attached report section 93 CPO 32 Nadine Street Salford 6)


ASSESSMENT OF RISK    - Low

	


    THE SOURCE OF FUNDING IS – Private Housing Sector   Capital Programme  

	


LEGAL ADVICE OBTAINED – Yes

	


FINANCIAL ADVICE OBTAINED - Yes

	


CONTACT OFFICER :   David Heaney


WARD(S) TO WHICH REPORT RELATE(S)  :  Langworthy and Seedley


KEY COUNCIL POLICIES  :  Strategy and Regeneration


Report to Lead Member 

Subject : Compulsory Purchase Order of Property within Seedley & Langworthy

Date 18th December 2003.

Purpose of Report

To recommend to Lead Member the Compulsory Purchase of one property in order to deal with unsatisfactory environmental and housing conditions within Nadine Street in Seedley & Langworthy area. 

Recommendations

3. That the acquisition of the buildings outlined in Recommendation 2 below be considered as the most satisfactory course of action to deal with such buildings.

4. That a Compulsory Purchase Order be made under Section 93 of the Local Government and Housing Act, 1989, and the Acquisition of Land Act 1981 to secure the acquisition, and subsequent renovation and sale of the following dwelling houses, and land, in Seedley & Langworthy:

32 Nadine Street Salford 6

7. That the Order be named The City of Salford, 32 Nadine Street Salford 6 Compulsory Purchase Order 2003. 

8. That the Head of Law and Administration be authorised to seal the Order and to take all necessary steps, including the publication of all statutory notices, to secure confirmation of the Compulsory Purchase Order by the Secretary of State and the vesting of the land in the City Council.

9. That Development Services be authorized to negotiate the purchase of any properties/land by agreement prior to the confirmation of the Compulsory Purchase Order.

10. To delegate the authority for future Compulsory Purchase Orders within Seedley & Langworthy Renewal Area under Section 93 [2] of the Local Government and Housing Act, 1989, and the Acquisition of Land Act 1981 to Lead Member for Housing.

Financial Implications

If, following this report to Cabinet, compulsory purchase and homeswap renovation is agreed, there is a potential initial cost for the acquisitions of in the region of £14,000. The future renovation costs are anticipated to be in the region of £60,000. The renovation costs will be funded by Salford First Housing association as part of the refurbishment costs for the scheme currently underway on 24-30 Nadine Street.

Provision exists within the existing Seedley & Langworthy capital programme for 2003/04 for the acquisitions, within the funds made available from Private Sector Capital programme. Also the Housing Corporation had agreed project funding for the refurbishment of five properties to Salford First in 2003/04. They will now apply to the Housing Corporation to roll the funding over until completion of the CPO on 32 Nadine Street.

BACKGROUND DOCUMENTS

Homeswap Report to Cabinet – 19th February 2002

Information Pack Delivered to Residents and Owners – November 1999

Information Pack Delivered to Residents and Owners – May 2000

Report to the Director of Housing/Executive Member for Housing - June 2001

Seedley & Langworthy Area Neighbourhood Renewal Assessment

Report to Lead Member – May 2000

Council Resolution to Declare Renewal Area – June 2000

Confirmation of Renewal Area from Government Office – 8th August 2000

A Development and Urban Design Strategy for Seedley & Langworthy 2001

Sequencing Report to Seedley & Langworthy Partnership – 23rd September 2002

Housing Act 1985

Local Government and Housing Act 1989

DoE Circular 17/96 - "Private Sector Renewal : a Strategic Approach".

Local Government Act 2000

Enforcement files

Background Information

Cabinet will be aware of the neighbourhood renewal assessment of Seedley & Langworthy and the subsequent Development and Urban Design strategy produced by B.D.P. Limited. Both documents detail a comprehensive strategy for addressing the market collapse, with significant clearance to provide private sector investment opportunities and a range of physical improvements to the main corridors, the dwelling houses being retained and the environment in general.

Significant capital resources are to be invested to improve existing properties and to increase the stability of areas of improvement. In particular, extensive block improvement schemes have benefited over 130 houses within the Langworthy north area and 67 houses in the West of Seedley Park Road area.

The recommendations are in line with the Seedley & Langworthy neighbourhood renewal assessment (NRA) reported in June 2000 and comprehensive consultation undertaken in line with Government Circular 17/96. The NRA had concluded that the most satisfactory course of action to deal with the problems in the area was the option 5 - “involving a combination of clearance and redevelopment, renovation of properties as existing and remodeling of properties to provide better quality accommodation appears to be the most appropriate broad housing strategy” and that the declaration of a Renewal Area was the best way to achieve these objectives.
Detail

Seedley & Langworthy has suffered from extensive decline over the past ten years. House prices have fallen since 1990, when a typical two- bedroom terrace house property was worth in the region of £25,000 - £30,000. As house prices fell owners who were looking to own a larger property were unable to capture the value they were seeking and the number of properties privately rented started to increase. As these tenancies were not managed particularly well neighbour nuisance issues started to increase causing additional owners to leave the area. Eventually there was a surplus of properties available to rent and prices fell dramatically to a level where in proposed clearance areas properties are acquired by the council for an average of £7,500. The number of empty properties has dramatically increased to the present position where, in excess of 900 homes are empty. The majority of these empty properties are in areas the city council has earmarked for demolition. However, there are still significant numbers that are within areas of improvement.

The general condition of these vacant buildings is having a deleterious effect on the occupied properties in the terraces and on other properties in the surrounding area. The appearance of the premises at present gives a view of dereliction and deterioration, which is unlikely to attract people to come and live in the area. These properties also reduce the quality of life for occupiers of neighbouring properties, and ensure that house prices struggle to recapture the value lost since 1990. Although recent price rises nationally have had an impact within the area.

The number of vacant properties within the areas of stabilization is undermining the extensive investment being carried out by the Seedley & Langworthy Partnership. It is clear that some owners are unwilling to invest in their properties at this stage. The Partnership is unwilling to invest in blocks where there are significant numbers of private owners who have not adequately maintained their property and cannot satisfactorily demonstrate their willingness and ability to maintain them in the future, or indeed occupy them.

It is essential for the overall regeneration that the number of vacant properties within the improvement areas reduces significantly, in order that future supply and demand trends enable the housing market to recover. Whilst there continues to be an excess of supply recovery is unlikely to be substantial. 

In addition Lead Member will be aware of the current shortage of suitable larger housing within the area, a separate Section 93 CPO has been applied for to facilitate the acceleration of Homeswaps. In this instance the CPO is required to bring an empty and derelict property back into use.

Details of the property recommended for compulsory purchase:

It is currently empty and has been for approximately 10 years.

The property has been deleted from the Council Tax list at the request of the current owner, who has not invested in the property to bring it back into use. 

Salford First have secured funding to renovate and bring property back into use as family accommodation.

Salford First are progressing a scheme on the four adjacent empty properties and were to have included 32 Nadine Street until the owner pulled out of negotiations to sell.

The owner of property has been contacted to invite them to discuss the properties future with officers. The owner had given written confirmation of their willingness to sell and a scheme was worked up to bring all five of the empty properties back into use in a scheme carried out by Salford First. The owner of the property has not indicated their willingness to take adequate steps to bring their property back into occupation and although a grant enquiry was received it was felt the costs of the works involved could not be adequately carried out at the prices received in tenders. On subsequent investigation the structural integrity of the gable wall would also require rebuilding. At present there is limited funding to carry out grants within the area and the local community groups involved are less inclined to want grants directed to absent owners who have bought speculatively and made not attempts to secure or renovate a property. Thus adding to the blight of the area.
The principle of compulsory purchase of empty properties within improvement areas has been developed through the Homeswap Scrutiny Group, a sub group of the Seedley & Langworthy Partnership. The group is made up of the chair of SALI, the Chief Executive of Manchester Methodist Housing Association, an Employment and Regeneration Partnership representative and two ward members. The general principle of using this power to bring long- term empty property back into use is also one that has received support from the Partnership Board. 

The recommendation for its implementation is made after consultation with local residents through the Living Environment Task Group and with the Seedley & Langworthy Partnership. Acquisition and renovation by a Registered Social landlord [RSL] is consistent with the aims and objectives of declaring the Renewal Area as well as the aims of the regeneration strategy devised by B.D.P. Limited and ratified by the Seedley & Langworthy partnership in November 2000.
Local ward members have been consulted regarding the progress and development of the proposals through the Living Environment Task Group and at the Seedley & Langworthy Partnership, and they recognise that the severity of conditions in the area requires radical action for the conditions to be addressed.

All these groups and organizations recognize that there are many difficult cases where owners have felt obliged to leave their home due to unfortunate circumstances, and they all felt it important that the city council provides the owner with encouragement to invest and occupy their home, either themselves or through a tenant. However, it is clear that the groups feel that if the owner cannot or will not take the necessary steps then the city council must look to CPO the property.

It is anticipated that officers will be wishing to CPO in excess of 50 vacant properties using this legislation over coming months. It is therefore recommended that delegated authority be given to Lead Member to be able to approve such future CPOs.

Alternative Options

Do nothing

Consideration has been given to taking no action against the owners of this property and trust that the market will intervene in order to bring it back into use. However it is clear at this stage that the cost of renovation exceeds the increase in the capital value of properties across the Seedley and Langworthy area, and that owners are not investing adequate sums in their properties. It is unlikely that confidence will be restored whilst there is a higher than average number of empty properties within the area. Many complaints have been received in relation to the blight all five properties are causing and public meetings have also been carried out in relation to a long- term solution for the immediate area.

This position will alter once the confidence within the area is sufficiently high that the market has recovered. With the CPO of empty properties for re-habitation or Homeswaps, the implementation of the Seedley & Langworthy Partnership’s Development and Urban Design strategy will create an environment where the excess supply of empty properties will be reduced through clearance, leading to an increase in confidence. 

Provide a grant to the private landlord to improve their property

An alternative strategy for consideration is to provide the owner of the property with a grant in order that they can improve their property and hopefully rent it out, or occupy it themselves. As the landlords have not satisfied officers of their ability to take appropriate action with their property to date there are significant doubts that this would represent a wise investment for the city council. In addition there is an excess of property available for private rent within the area, where the management performance of some landlords has been poor.

Local community groups also feel that the investment in respect of individual grants should be targeted at those least able to fund the work themselves not absent owners who may have acquired property speculatively and then left empty. In this case the level of grant assistance at £20k maximum, would not be large enough to bring the property back up to the required standard for accommodation suffering from serious disrepair.   

Valuation Information

The estimated costs of acquiring the property are £14,000 plus fees, according to valuations supplied by the Valuation and Property Services Division. The property was acquired by the current owner two and a half years ago and no investment has been made since. It is intended to a do a back- to -back sale at cost to Salford First  to enable them to progress the scheme of refurbishment on the street. This property forms an integral part of the scheme and is in the most serious disrepair.
Powers Available to a Local Authority after the Declaration of a Renewal Area

Following declaration of the renewal area on the 2nd June 2000, the following powers became available to the local authority:
1.
Section 93 (2) of the Local Government and Housing Act 1989 (the 1989 Act) which empowers authorities to acquire premises consisting of, or including, housing accommodation to achieve or secure their improvement or repair; their effective management and use; or for the well-being of residents in the area. 

2.
Section 93 (4) of the 1989 Act, which empowers authorities to acquire land and buildings for the purpose of improving the amenities in a Renewal Area.  

The powers in Sections 93 (2) and 93 (4) of the 1989 Act are additional powers and are without prejudice to other powers available to the City Council to acquire land, which might also be used in Renewal Areas.
It is intended to use the additional powers under Section 93 for the acquisition of land and buildings for the well being of residents and for improving the amenities in the Renewal Area. The use of such powers will bring about the acquisition of properties that are having a detrimental effect upon the neighbourhood through their continued inoccupation and dereliction. Such measures are all intended to improve the overall environment in the Seedley & Langworthy Renewal Area and make it a more attractive and popular place to live. 

Rehousing Implications 


the property within the Compulsory Purchase Order is vacant. Therefore there will be no rehousing implications through the order itself. 

However the acquisition of the property properties will enable the Seedley & Langworthy Partnership to rehouse through Salford First an additional family into larger accommodation that the area needs to be brought back into use.

Human Right Issues

Under the provisions of the Human Rights Act 1998 , consideration has to be given to the effect the Compulsory Purchase Order (CPO) proposals may have on the Human Rights of the owners and occupiers of the buildings.
This property has been subject to severe vandalism. It has in the past been broken into thereby attracting youths and young children to use it as a “playground” and congregate in the locality and creating the possibility of young children gaining access and suffering injury. Some vacant buildings have already been subject to arson attack and there is the strong possibility of arson attacks on the other vacant buildings, not uncommon in the Seedley & Langworthy area, which can cause danger to the occupiers of adjoining premises. There have been a number of examples where local residents have suffered burglary or fear of burglary by persons entering empty properties and accessing occupied house through the loft spaces. It is also not unknown for the condition of the vacant dwellings to cause dampness and dry rot problems in adjoining occupied properties. The rear yards of the vacant properties are regularly used for the dumping of refuse thereby providing attraction for rats and mice and feral pigeons with their attendant health risks.
Owners of the affected building will receive market value compensation be their properties fit or unfit.  

All owners have been offered the opportunity to access advice and assistance on how they could bring their property back into use.

Conclusion

Having regard to the above, it is considered that the renovation of  the building for use as an RSL rented property in the proposed CPO area is the most appropriate way forward. The improvement of the vacant/vandalised properties will improve safety in the area by removing injury and arson risks as well as removing an attraction to vandals and potential thieves. The more effective use of the property is through owner-occupation or rental by an RSL instead of the current vacant state. This will assist the stabilization of the wider neighbourhood, and make it a more attractive and popular place to live.

Recommendations

1. That the acquisition of the building outlined in Recommendation 2 below be considered as the most satisfactory course of action to deal with such buildings.

2. That a Compulsory Purchase Order be made under Section 93 of the Local Government and Housing Act, 1989, and the Acquisition of Land Act 1981 to secure the acquisition, and subsequent renovation and sale of the following dwelling houses, and land, in Seedley & Langworthy:-

32 Nadine Street

3. That the Order be named Salford City Council (Seedley & Langworthy Improvement Area) Compulsory Purchase Order 2003. 

4. That the Head of Law and Administration be authorised to seal the Order and to take all necessary steps, including the publication of all statutory notices, to secure confirmation of the Compulsory Purchase Order by the Secretary of State and the vesting of the land in the City Council.

5. That Development Services be authorized to negotiate the purchase of the property by agreement prior to the confirmation of the Compulsory Purchase Order.

Report prepared by D Heaney

Reviewed by G Finlay
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