	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE DIRECTOR OF STRATEGY AND REGENERATION 
AND THE DIRECTOR OF DEVELOPMENT SERVICES

  _______________________________________


TO THE LEAD MEMBER FOR HOUSING


TITLE: 
REFURBISHMENT OF LANGWORTHY ROAD SHOPS (PHASE 1) - REQUIREMENT FOR ADDITIONAL FUNDING

RECOMMENDATIONS:

1. That additional works to rectify problems regarding damp, dry rot and the structural safety of a number of the properties in Phase 1 of the Langworthy Road Shop Refurbishment Scheme (including work to privately owned properties) be approved;

2. That the quotation submitted by Blakeley, Tonge and Partner Ltd in the sum of  £220,688 be accepted; and

3. The estimated extension of time costs at £50,400 and the professional fees incurred at £40,663


EXECUTIVE SUMMARY:


The scheme is within the Seedley and Langworthy regeneration area. It is the first phase of improvements within the village centre including the refurbishment of 17 shops, at 161-193 Langworthy Road and associated environmental improvements along Langworthy Road. Approval to let the building contract for this project (in the sum of £995,657) was granted  on the 28th August 2003. 

During the progress of the works on site it has become apparent that there are major problems relating to the structural stability of large sections of shop numbers 177 & 179, several of the front walls of adjacent units as well as the discovery of damp and dry rot problems in the Salford owned properties.  It is estimated that the costs of this additional work, including an extension to the contract period and professional fees will amount to £311,751.20

BACKGROUND DOCUMENTS: 



· Contractors quotation for additional works.

· Timber and damp report undertaken by Trace Remedial Services to 189 Langworthy Road, Salford.    


ASSESSMENT OF RISK: LOW, provided all the investigative and remedial work is carried out to the privately owned shops. 

	


THE SOURCE OF FUNDING IS: 



Housing Market Renewal Fund, 

Northwest Development Agency 


European Regional Development Fund


(precise contributions not yet finalised)

	


LEGAL ADVICE OBTAINED : 
No

	


FINANCIAL ADVICE OBTAINED:  

Yes, Nigel Dickens, Principal Group Accountant
	


CONTACT OFFICER :


Gill Finlay 

tel. 0161 212 4471

(Seedley and Langworthy SRB 5 Team, Langworthy Cornerstone)

James Hunter

tel. 0161 793 2847

(Architectural and Landscape Design Service)

_______________________________________


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

________________________________________


KEY COUNCIL POLICIES



Procurement Strategy, Development and Urban Design Strategy for Seedley and Langworthy


DETAILS 

1.0
Background
1.1 On 28th August 2003 approval was given for the letting of the building contract for the first phase of development work programmed for the Langworthy Road village centre. The work included:
(a) The external refurbishment of 17 shop units (161-193 Langworthy Road) and complementary environmental improvements to the public space at the front of the shops.   The work is being offered to each private property owner on a nil contribution basis.
(b) (b)  The Council, on behalf of the Seedley and Langworthy Regeneration Partnership, has also acquired 6 units in the Phase 1 block to offer as relocations for traders who are being displaced by planned demolition on the opposite side of Langworthy Road. The proposal includes the internal renovation of these 6 units. The work proposed for each unit had been agreed with the new owners / tenants.

2.0 Present Situation

2.1
Work on this scheme commenced on 13th October 2003.  However, as the work has proceeded and the buildings have been stripped back to their brickwork it has become apparent that the physical condition of many of the shops is worse than the original surveys had revealed.  The original structural inspection reports were visual rather than invasive and in some cases, such as the burnt out shops at 177 & 179, the dangerous state of the remaining building prevented a detailed visual survey.  Surveyors also had great difficulty with access to other properties and unpleasant site conditions. In some cases racking, stored goods and other obstructions prevented a thorough inspection of the property. 
2.2      A number of items have now been identified as in need of remedial work, with a subsequent increase in cost. These items can be summarised as follows

(a) Eight front elevations from first floor upwards will need to be rebuilt as they are badly out of plumb (no’s 161, 169, 171, 173, 175, 177, 179 and 189).  Further investigation involving the removal of plaster has revealed that the front elevations are not attached to the party walls.  This will need to be corrected. It has also been assumed that a new beam spanning each of the shop frontages will be required.

(b) Rebuilding works are required to various areas of external walls to the rear extensions of the shops where they are bulging and leaning unacceptably. 
(c) Shop units 177 and 179 require major works to rebuild and stabilise the party walls between themselves and adjacent units, one of which is in private ownership, a total new roof structure and demolition and rebuilding of part of the rear extension.  
When the internal strip out of the 177-79  commenced it became clear that building modifications that had been carried out over the years by previous owners, along with fire damage, had made the rear extension structure unsafe to work in.  It is proposed to demolish this area and rebuild as single storey. 
(d) It was originally decided that existing businesses in premises owned by Salford City Council would not be disrupted.  In the light of damp and dry rot conditions discovered elsewhere costs have been included for works to refurbish number 167 (leased to Reeds Rains) in line with works elsewhere of a similar nature.
(e) 
(f) Damp and timber surveys on three Salford properties (no.s 177, 179 and 189 ) have revealed dry rot and damp proofing problems.  It is recommended that the damp proof timber surveys be carried out to all the Council owned properties to ensure that all potential problems are eradicated.  

2.3     In addition the extra works are expected to extend the contract period.  For costing purposes a 24 weeks extension to the 39 week contract has been assumed. This would alter the completion date from 9th July 2004 to late December 2004.

2.4
As explained in paragraph 1.1 of this report, the works to privately owned shops are limited to the exterior of the units.  Due to the evidence of dry rot infestation discovered in the Council owned properties it should be assumed that that the private shops are also infected.  It is therefore considered important that investigative damp and timber surveys are carried out to all the private properties and, as necessary, required remedial works carried out.  

In the interests of securing the long term future of the shops and preventing a re-infestation of the Salford owned shops it is strongly recommended that this additional work is undertaken

3.0 Financial Implications

3.1
The estimated costs of the works to the Council owned shops is £191,788, excluding fees.
3.2      If, as recommended earlier, investigative damp and timber surveys are carried out to all the privately owned shops,
3.2  and remedial work is found to be required then an allowance will need to be made for additional costs of £28,900.  
This allowance has not taken into account the cost of compensation to private owners, due to disruption / need for relocation.
In order to keep the contract works on programme and to safeguard public investment in these properties it is intended to offer this work to the traders on a nil contribution basis on the understanding that we will not fund any costs that may be related to the disruption.
3.3 
3.4 The resulting total estimate for the works outlined above, including fees would be 

Building works
 




£220,688
Extension of time (est. 24 weeks)
  £50,400

Professional Fees (@15%)


  £40,663



Total







£311,751

3.5 It is proposed that overall expenditure will be phased as follows:

	
	2002   2003  (£)
	2003 2004

(£)
	2004   2005

(£)
	2005 2006

(£)
	 Balance
	         Total

(£)

	Contract

Fees

Stats/Bldg

Additional

Works

Fees

Total
	37,750

37,750


	408,000

44,775

8,132

460,908
	562,676

61570

264,311

28,464

917,021
	24,981

11,721

6,777

4,066

47,545
	4,035

4,035
	995,657

155,817

271,088

40,663

1,467,260


At present it is impossible to accurately predict spend across the financial years, until a decision has been made as to whether the additional works are to take place.

The above costs are based on anticipated works only and no allowance has been made for any compensation.

4.0 Alternatives.

4.1
The possibility of demolishing the row of shops and rebuilding on a like for like basis has been considered.  The estimated cost of such a proposal is £3.463 Million.  However this excludes any costs for relocation of businesses (if such locations could be found) whilst the shops are rebuilt or compensation for loss or total extinguishment of business.  Furthermore the new shops would not be deliverable for an estimated minimum period of two years.
4.2
The alternative of not carrying out investigations and remedial works to the privately owned shops has been considered.  However it was not felt to be in the interests of securing the long-term future of the shops and preventing a re-infestation of the Salford owned shops. 
5.0 Conclusion

5.1 
It is considered that approval of the additional funding for works to the whole block, irrespective of ownership should be given. The original reasons for embarking on this project are still valid.  This included the re-establishment of an attractive and viable local centre, providing local services, and an upgrade to the image of the area. Together this will stimulate confidence and encourage investment by existing traders and new businesses. 

5.2 
The impact of the work will transform the area, raise its image and improve its attraction for new traders and businesses to locate there.  It will be seen as a tangible commitment by the Seedley and Langworthy Partnership, and the City, to the regeneration of Seedley and Langworthy.

CHARLES GREEN

Director of Strategy and Resources

MALCOLM SYKES

Director of Development Services
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