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REPORT TO THE LEAD MEMBER FOR HOUSING SERVICES

To the Lead Member for Housing Services

On:
24thth February 2005
TITLE:  PROGRESS REPORT: CAROLINE ST AND DIXON ST, IRLAM

  OPTION APPRAISAL
RECOMMENDATIONS: 
1. That New Prospect Housing Ltd be instructed to carry out necessary investigation to inform a detailed appraisal of the costs of returning all currently empty Council owned properties to occupation.

2. That detailed, meaningful and inclusive consultation regarding the future of the area be undertaken with all tenants, residents and other stakeholders.

3. That the consultation process should ensure that all opportunities for investment provided by the Stock Options Appraisal, particularly the longer-term options for investment in existing homes or even the re-provision through the construction of new homes, are fully explored with all residents.

4. That council officers and NPHL staff work closely with the recently formed tenants and residents to support its development and facilitate the necessary consultation process.

5. That the Housing Market Support (Enforcement) and (Sustainability) Teams continue to take appropriate action to ensure that privately owned long-term void properties in the area are returned to sustainable occupation.

EXECUTIVE SUMMARY:  
The above streets contain a total of 149 properties; 135 terraced houses, 12 semi-detached and 2 detached houses, which were built between 1895 and 1910.

The area has a mixture of tenures with sixty three of the properties owned by Salford City Council and managed by New Prospect Housing Ltd.

The Council owned properties in the area have been included in the recent Stock Condition investment analysis as part of our Stock Options Appraisal process.  The exercise identified significant investment as being required to bring the properties up to the Decent Homes standard, including the need to repair or replace elements that reach the end of their useful life but where this does not impact upon the DHS definition, amounts to £558,481 over the next five years.

In addition to this a further survey was undertaken as the City Council had been informed that there was an issue of dampness thought to be caused by the rising water table.  The survey concluded that dampness issues were of varying severity, and they related to the current condition and maintenance requirements of the dwellings rather than any issues associated with the water table.  In terms of the Council owned properties the results of the survey estimates repair cost of between £938,700 and £1,549,800 (between £14,900 and £24,600 per property).

The total investment required in the properties over the next five years is, therefore, between £1,497,181 and £2,108,281, or between £23,764 and £33,464 per property.

There is no evidence of a wide spread problem with dampness in the privately owned houses in the area.


As of  the 18th of  January 2005 a total of 31 of the properties were vacant, 28 owned by the local authority and 3 privately owned.

BACKGROUND DOCUMENTS: 
Thomasons report

ASSESSMENT OF RISK: 
Failure to address conditions on the estate could lead to action against the Council under the right to repair.

Failure to identify a clear way forward could result in a lack of confidence amongst residents giving rise to increasing numbers of void properties and a spiral of decline.

Failure to identify an appropriate investment and delivery strategy could result in very significant costs falling on the Housing Capital Programme and dramatically reducing the Councils ability to deliver its obligations with regard to decent homes.

THE SOURCE OF FUNDING IS:  N/A

LEGAL ADVICE OBTAINED:  N/A

FINANCIAL ADVICE OBTAINED: N/A

CONTACT OFFICER: John Wooderson & Paul Longshaw

WARD(S) TO WHICH REPORT RELATES: Irlam

KEY COUNCIL POLICIES:
Housing Strategy 2004





HRA Business Plan





Stock Option process

LINKS TO PARTNERS IN SALFORD THEMES: 

Creating a city that is good to live in.


LINKS TO CABINET PRIORITIES AND PLEDGES: 

Neighbourhood Management

Enhancing Life in Salford.


LINKS TO HOUSING STRATEGY PRIORITIES: 

Bring all homes to a decent standard.


LINKS TO PERFORMANCE: BVPI 62 and BVPI 64

EQUALITY IMPACT ASSESSMENT: N/A


BACKGROUND:

The majority of the dwellings on Caroline Street and Dixon Street were built around the turn of the last century.  The estate is located in the Irlam Ward of the City.

The area covered by the survey contains a total of 149 properties of which 63 are Council owned.  Tenure within the area is thoroughly mixed with both Council and privately owned properties in every terrace of houses.

An initial Citywide Housing Asset Review was undertaken in June 2003 to gauge sustainability on a neighbourhood basis.  This exercise formed an important baseline for the Whole Stock Option Appraisal which is currently underway.  The initial review concluded that the whole estate was questionable because of the indicative investment requirements.

The Council owned properties in the area have been included in the recent Stock Condition investment analysis as part of our Stock Options Appraisal process.  Analysis of this information (March 2004) was carried out to identify the investment requirements per council owned dwelling in the area; these figures are compared to citywide averages below.

Non Decency Levels

69% Caroline/ Dixon

69% Citywide

Indicative cost of meeting decency

423 per unit
Caroline/ Dixon

1,090 per unit
Citywide

Cost for the next five years

9,008 per unit
Caroline/ Dixon

12,930 per unit Citywide

Cost for the next 30 years

49,015 per unit Caroline/ Dixon

52,370 per unit Citywide

DETAILS:

In light of long standing concerns regarding issues of dampness in many properties in the area consultants were appointed to carry out a detailed survey of the Council owned properties on these streets.

The report they produced is attached as appendix one to this report, however their main findings were as follows: -

There was no evidence that high ground water levels were contributing to the dampness being experienced in the properties.

Approximately 70% of the properties inspected were judged to have a potential rising damp problem.

A significant number of the properties surveyed also showed evidence of condensation problems.

The total estimated cost for remedial work to address dampness and associated repair issues to council owned properties in the area is between £938,700 and £1,549,800 (between £14,900 and £24,600 per property).

As of  the 18th of  January 2005 a total of 31 of the properties were vacant, 28 owned by the local authority and 3 privately owned.

NEXT STEPS:

It is apparent from the above that the development of proposals to secure a sustainable future for the area will be challenging, needing to balance several policy drivers and requiring the development of an integrated package of measures. 

The need for full, inclusive and meaningful consultation with residents, owners, NPHL, elected members, prospective partners and other stakeholders is recognised as being central to the policy development process. The City Council is particularly keen to actively engage with the recently formed Tenants and Residents Association to facilitate this consultation.

As well as the investment needs of the housing stock, short, medium and long term housing investment needs to be debated to ensure the delivery of  “fit for purpose” housing in the area.

The consultant’s findings established that the investment needs of the property are based around issues of repair and maintenance rather than reflecting any specific local problems such as instability or a high water table.

Local Elected Members have been fully informed of the consultant’s findings and have not identified any specific local requirements that need to be reflected in the development of the processes for involving local residents in the policy development process.

Housing Services are currently engaged in a Stock Option Appraisal process to identify and secure the additional investment required to enable the Council to meet the Governments Decent Homes targets.  Although the appraisal process covers all Council owned stock, the City has been broken down into a number of areas for practical reasons, Irlam and Cadishead form one of these areas. The target date for the completion of this process is May 2005.

In light of the above officers are satisfied that the future of Caroline Street and Dixon Street is best considered in the context of the wider Irlam and Cadishead Area. 
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