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REPORT OF THE MANAGING DIRECTOR OF URBAN VISION PARTNERSHIP LIMITED



TO THE LEAD MEMBER FOR PLANNING SERVICES


ON  10 APRIL 2006


TITLE : 
Costs of Demolition of Industrial Units at Cambridge Industrial Estate, Salford 7

RECOMMENDATIONS : 
That the report be noted and the recommended course of action approved


EXECUTIVE SUMMARY : 
The report recommends the demolition of three blocks of industrial property, and the payment of compensation monies to four tenants


BACKGROUND DOCUMENTS : None




ASSESSMENT OF RISK:
  Low

	


SOURCE OF FUNDING:
Capital Receipt from the sale of the Lowcock Street units


	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



Provided by:

Jeanette Williams

2. FINANCIAL IMPLICATIONS


Provided by : 

Nigel Dickens

PROPERTY (if applicable):
The recommendations are made in accordance with good estate management practice 

HUMAN RESOURCES (if applicable):

           N/a

	


CLIENT CONSULTED:
Steve Durbar 0161 793 3755


CONTACT OFFICER :

                  Mike Surman  0161 779 6081 


WARD(S) TO WHICH REPORT RELATES: Broughton


KEY COUNCIL POLICIES:
                   Regeneration


DETAILS (Continued Overleaf)

REPORT TO LEAD MEMBER BRIEFING PLANNING

TITLE OF REPORT: Demolition of Industrial Units at Cambridge Industrial Estate, Salford 7
1.0
SUMMARY
1.1
This report gives recommendations regarding the most effective way of dealing with  three areas of industrial property within the Cambridge Industrial Estate which have reached the end of their economic life.

2.0
BACKGROUND
2.1 St Clement’s Works, Lowcock Street.

This property is a former Victorian primary school which closed in the early 1970’s when local terraced housing was demolished and Cambridge Industrial Estate was enlarged. Although various parts of the building have been let for workshops since then the building is far from suitable for current industrial users, having suspended timber floors, standard-sized door openings and many small rooms, whilst maintenance costs are potentially very high, with the building having a very complex tiled roof with several concealed valleys. The roof is prone to leaking, the cellar is prone to flooding and there are burst pipes most winters.

2.2 Three local companies currently lease space in the building, but the rent achievable averages only £1.54 per square foot, compared to £4.00 to £5.00 per square foot for decent modern industrial units. Even at such low rents the building is only 70% let and presents an uneconomic drain on resources, and a potential health and safety hazard to the occupants.

2.3 1 – 5 (consecutive) Lowcock Street.

2.4 Although this is a much more modern building, for a number of years only one of the five units has been let. The empty units are a focus for crime, vandalism and fly-tipping and they have remained vacant for some years, with not even enquiries being received despite advertising.

2.5 1-5 (odd) Elton Street.
2.6 These three modern units have also remained empty for a number of years and although there have been lettings, current local levels of arson, crime and vandalism have deterred businesses from staying and they have tended to not last very long. These units form part of the Countryside Properties proposals for Lower Broughton

2.7 RENTAL INCOME

The current rental income from these units is as follows;





Rents Received

Full Rental Value


St Clement’s Works

£11,950  (3 tenants)
£23,000 pa


Lowcock Street


£  4,000  (1 tenant)
£36,000 pa

Elton Street


      nil
 

£20,000 pa


Total



£15,950 

£79,000 pa

2.8 These figures, despite the best efforts to let the units, illustrate their current poor performance, which is most unlikely to change in the future.

3.0 PROPOSALS

3.1
It is proposed to let a contract to seal off the services, (gas, electricity and water), demolish the buildings to ground level and leave the three sites in a clean and tidy condition with basic protection against vehicular trespass.

3.2
The site of the Elton Street units will eventually form part of the Countryside Properties mixed use scheme on the north bank of the River Irwell and Countryside will be the eventual purchasers. 
3.3
The cleared sites of Lowcock Street and St Clement’s Works remain within  Cambridge Industrial Estate, and are recommended to be disposed of for redevelopment, either by long lease at a premium or by outright sale.  

4.0 FINANCIAL IMPLICATIONS

4.1
The tenants to be relocated from St Clement’s Works and Lowcock Street will be entitled to compensation for the Council’s refusal to grant them new tenancies, following the service of Notice to Quit, as provided in the Landlord & Tenant Act 1954. This is equal to the current Rateable Value of the premises, or twice the RV where the tenant has been in occupation for more than 14 years.

4.2
The tenants will be entitled as follows;



Name


                  Commenced
        RV
       Compensation


Merryworth Joinery Ltd
                  pre- Sept 1985     £9,700         x2=     £19,400


D Razam t/a Matin & Co

     June 1993
        £3,300
  x1=     £  3,300



G & J Thwaites t/a Thistle Bags
     Jan 1989
        £4,300
  x2=     £  8,600

Lazer Kits Ltd               
                  pre-June 1990      £6,625
  x2= 
£13,250






            Total     
£44,550

4.3
Demolition Costs. It is estimated that the following costs will be incurred in demolishing the buildings;

St Clement’s Works


£10,000

1 to 5 Lowcock Street


£  8,000

1 to 5 Elton Street


£  5,000


Service disconnections


£  1,000





Total     £24,000, plus VAT

The total cost of obtaining possession and clearing these three sites is therefore estimated at £68,550.

4.4
There is no current provision for funding this expenditure. 





4.5
The three properties have consistently achieved a poor rating in terms of financial                      performance, resulting largely from the high level of voids, which have proved  impossible to improve. Although there is some rental income this is very low when compared with the Full Rental Value above.

4.6
For information, one of the displaced tenants is retiring, two will be re-locating into                                                                                                                                      private property, and the fourth will be occupying 3 currently vacant Council units in                          Girton Street, producing new rental income of £16,000 per annum.

4.7      It is anticipated that the disposal of these units will generate a capital receipt which         could be used to offset the above costs. It should be noted that the receipt has not been built into the capital budget for 2006/07 or future years and the use as such for offsetting the costs will not have a detrimental effect upon the capital programme. It is envisaged that the receipt will be generated in 2006/07 therefore not giving any cash flow  implications.

5.0
RECOMMENDATIONS

      
Lead Member is recommended to:

5.1 Approve the letting of a contract to demolish St Clement’s Works, 1-5 (consecutive)                                                                                         

 
Lowcock Street and 1-5 (odd) Elton Street.

5.2
Approve the payment of compensation to the displaced tenants, as detailed above.

Urban Vision Partnership Ltd

Surveyor: M J Surman
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