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REPORT OF STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION
TO THE LEAD MEMBER FOR PROPERTY AT HIS MEETING
ON WEDNESDAY 31st AUGUST 2011
TITLE:
SURPLUS PROPERTIES – HALTON HOUSE AND THE SEN BUILDING, ECCLES OLD ROAD, SALFORD.
RECOMMENDATION:
That the Lead Member for property approves:

1. That the council declares Halton House and the Special Educational Needs building surplus to its requirements and instructs Urban Vision to market the properties for sale.

2. That the properties be prepared for sale by auction as soon as possible after they have been vacated.  
EXECUTIVE SUMMARY: 

The properties have been declared surplus to operational requirements by the Sustainable Regeneration and Children’s Services Directorate’s as the current services are being re-located as part of the council’s Office Accommodation Strategy. 


The One Council Team has considered the potential options for the future use of this asset including re-use by the City Council. It has recommended that the Lead Member for Property approves the above recommendations.
BACKGROUND DOCUMENTS:

(Available for public inspection) 

Option appraisal form sent to One Council Team members for consideration on the 27th July 2011
KEY DECISION:
NO 
DETAILS:
TITLE  

SURPLUS PROPERTIES – HALTON HOUSE AND THE SEN BUILDING, ECCLES OLD ROAD, SALFORD.

BACKGROUND
The property comprises two adjacent buildings of different ages and styles, currently in separate occupation by two Council Directorates with a single corridor link between the two buildings, which is no longer in use.

Whilst the buildings comprise two separate assets it is proposed to consider them as a single entity for the purposes of the option appraisal process as both are surplus to requirements and to be vacated at broadly the same time.

36 Eccles Old Road comprises a 2 storey building originally built as a police station in the 1930’s, with later 2 storey addition built along the Eccles Old Road frontage. The accommodation amounts to 499 square metres (NIA). The building was appropriated for use as a Housing office in 1957 before more recently being appropriated for Education support use. 

38 Eccles Old Road (Halton House) comprises a purpose-built 2 storey office building constructed in the late 1950’s as a Housing office. The accommodation amounts to 339 square metres (NIA). 

Both buildings occupy an elevated position on a sloping site, set behind a retaining wall and landscaped embankment containing semi-mature trees along the Eccles Old Road frontage and with stepped and ramped access from the public highway. Parking is provided to the rear of both properties, accessed from either Eccles Old Road or Langworthy Road. The combined site provides a rectangular development plot of 0.246 hectares situated at a prominent junction in a predominantly residential area, with modern residential development to the north and an existing residential care home to the west. The surrounding area is generally residential in character.

There are shared rights of access over the roadway to the west of Halton House in favour of the adjacent Council-owned Holly Bank residential care home, which will need to be retained if the land which forms the access road is to be included in any proposed disposal. This access road is in need of repair and may need upgrading as part of any redevelopment proposals, so transfer of ownership and maintenance liability to a prospective purchaser may be the preferred option, although the cost implications to the purchaser may be reflected in a reduced capital receipt. 

CONDITION
The backlog maintenance estimates for the properties total £119,520, but these are historic estimates from 2004/5. A condition survey of Halton House (38 Eccles Old Road) commissioned in 2007 identified priority external repairs estimated at £150,000, comprising replacement of rotted window frames, render and concrete repairs and substantial repairs to the flat roofs of the main building and single storey extension. It is assumed these works are still outstanding. As the internal accommodation and configuration is dated and basic it is anticipated significant internal refurbishment costs would also need to be incurred to bring up to modern accommodation standards for office use. 

Whilst no recent condition survey is available for 36 Eccles Old Road it is generally considered to be in better overall condition than Halton House but still in need of works to bring the accommodation up to modern standards.  

Whilst still occupied and in use the general condition of the structure and fabric of the properties is unlikely to deteriorate significantly but there is an obvious risk of rapid deterioration as a result of theft and vandalism once the properties have been vacated unless preventative measures are put in place.

PLANNING COMMENT
Planning permission would not be necessary to continue the current office use.  Residential use may be acceptable. Any proposed commercial use would be subject to a sequential test as the site would be considered an out-of-centre location.

36 Eccles Old Road, whilst not statutory listed, has previously been viewed by Heritage officers as potentially being suitable for local listing, although the process of seeking local listing has not been progressed pending receipt of updated guidance from English Heritage on the identification of local heritage assets. The property does not appear on the current local list of heritage assets but may be considered suitable for local listing once the updated guidance from English Heritage has been published.

OPTIONS CONSIDERED
Options considered include sale at auction, sale by formal tender and sale by private treaty, as well as the potential for partial or wholesale demolition prior to sale. We are not aware of any interest from potential users or community interest in the accommodation having been identified and therefore make a recommendation on the basis of seeking to maximise budget savings for the Council and generate a capital receipt. 

CONCLUSION
Interest in retaining the existing buildings for continued office use may be limited, more so for 38 Eccles Old Road which is a later addition to the original building and of no particular architectural merit. There may be potential to demolish 38 Eccles Old Road and retain and refurbish the older building, which is considered to have some heritage value and may be locally listed in the near future.

The combined site of 36 and 38 Eccles Old Road would provide a regular-shaped development plot with main road frontage on a prominent junction, but any prospective purchaser considering the development potential of the site may have to consider the likelihood of 36 Eccles Old Road being locally listed prior to redevelopment. 

Existing occupiers are due to vacate the properties by October 2011. Demolition or partial demolition could be considered prior to disposal but would preclude any re-use of the existing buildings, have planning implications in view of the potential heritage value of 36 Eccles Old Road and have cost implications that would have to be deducted from any capital receipt. Disposal of the existing buildings once vacant possession has been secured would enable prospective purchasers to make their own assessments of potential for re-use, conversion, planning status and partial or wholesale demolition options prior to purchase. 

Sale at auction will fulfil the need to demonstrate best value and enable an efficient and swift sale, limiting the potential for further deterioration of the property.
Use of property guardians for the period between vacant possession and completion of sale will provide a cost-effective security solution, give the impression of continued occupation and avoid the negative impact of having a boarded/tinned property at such a prominent junction.

KEY COUNCIL POLICIES: Salford Asset Management Plan
COMMUNITY IMPACT ASSESSMENT AND IMPLICATIONS: - The most effective use of the Council’s assets impacts positively on the community and community groups. 

ASSESSMENT OF RISK: LOW 
SOURCE OF FUNDING:  N/A
LEGAL IMPLICATIONS Norman Perry Ext 2325
It will be necessary to ensure that there are no covenants or other matters, which could prevent any change of use or further development. Subject to there being no fetter on the use of the site or on development, the above report seems to consider all options and puts forward the advantages of a sale by auction.
FINANCIAL IMPLICATIONS:  Stephen Bayley  Ext 2584

The sale of the property will generate a capital receipt for the City Council.
OTHER DIRECTORATES CONSULTED: 
All Directorates consulted. No adverse comments received.
CONTACT OFFICER:
Russ Nutter
TEL. NO.
2321
WARD(S) TO WHICH REPORT RELATE(S): Langworthy
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Dated: 2/08/2011

SUBJECT: PRESS RELEASE FOR PROPOSED DISPOSAL OF HALTON HOUSE AND THE SEN BUILDING, ECCLES OLD, ROAD, SALFORD. 

Both buildings are due to be vacated in September / October 2011 as part of the council’s Office Accommodation strategy. Consultations have taken place and the buildings are now considered to be surplus to the council’s requirements.


The SEN building, which is a former Police Station, is being considered for local listing due to its appearance and position at the Langworthy Road junction. As such the building will have to be retained as part of any redevelopment proposals. However, the former Halton House offices are in very poor condition and it is likely that they will be demolished as part of any development proposals for the site. 


As the buildings are adjacent the council intends to sell both properties together at auction as soon after they have been vacated as possible. This will help to reduce any vandalism to the buildings, reduce security costs and allow the council to realise a quick receipt from the sale of the properties. 

The site has potential for residential and commercial use given its current use as offices and its location in a mainly residential area. 



