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REPORT OF THE HEAD OF HOUSING


TO THE LEAD MEMBER FOR HOUSING

ON

9th  JUNE 2005


TITLE:  PROPERTIES AT 1-16 KNOWSLEY GREEN, ORDSALL

RECOMMENDATIONS:


That the Lead Member for Housing authorises:

1. The clearance and subsequent demolition of 16 properties at 1-16 Knowsley Green, Ordsall.

2. The Head of Housing, to secure rehousing for existing residents with full home loss and disturbance compensation.

3. The Managing Director of Urban Vision Partnership Ltd, to acquire 8 privately owned properties that have previously been purchased under the Right to Buy (RTB) on behalf of the City Council.

4. Relocation Assistance is made available to qualifying owner-occupiers in line with the City Council’s Housing Renewal Policy.

5. The Head of Housing, to instigate a Compulsory Purchase Orders if necessary.

EXECUTIVE SUMMARY:

This report seeks authority to relocate occupiers for securing the clearance and subsequent demolition of 16 properties at 1-16 Knowsley Green, Ordsall. It specifically seeks authority to secure rehousing for existing residents and for the acquisition of 8 privately owned properties.

The report further seeks approval to provide relocation assistance for qualifying owner occupiers and authority for the Head of Housing to instigate a compulsory purchase order if necessary. 

BACKGROUND DOCUMENTS:  (Available for public inspection)
A relevant document contains exempt or confidential information by virtue of Paragraph 9 of Part 1 of Schedule 12A to the Local Government Act 1972 and is not available for public inspection.

Report to the Lead Member for Housing of 27th January 2005 – ‘1 - 16 Knowsley Green, Ordsall – Proposed Residents’ Consultation’

Ordsall: Development Framework

Salford City Council Housing Renewal Policy 2003

Unitary Development Plan

__________________________________________________________________________

ASSESSMENT OF RISK:



Low -There are no significant risks for the delivery if the proposals within this report are approved.

THE SOURCE OF FUNDING IS:  Housing Market Renewal Grant

LEGAL ADVICE OBTAINED:  Joe Busby

FINANCIAL ADVICE OBTAINED:  Nigel Dickens

CONTACT OFFICERS:


Ade Alao

Tel: 0161 603 4210

email ade.alao@salford.gov.uk

Mike Johnston
Tel: 0161 603 4222

email: mike.johnston@salford.gov.uk 

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


KEY COUNCIL POLICIES:  Housing, Neighbourhood Renewal & Regeneration

DETAILS:

1.0
BACKGROUND
1.1
Knowsley Green is a 0.42-hectare site within the Ordsall Ward containing 16 homes. The properties lie at the centre of Ordsall on a prominent road junction opposite the Ordsall District Centre.  These are the only properties in the neighbourhood not to have benefited from physical and environmental improvements as part of the major regeneration activity of the last decade.  

1.2
Earlier assessments of similar properties in this part of Ordsall resulted in the clearance of properties on Tamworth and Jennings Avenues.  These 16 properties are the only properties remaining from the former Tamworth / Jennings estate.  

1.3
On 16th November 2004, the Council Cabinet formally endorsed the Ordsall Development Framework as the basis for further work on the regeneration of Ordsall.

1.4
On 27th January 2005, the Lead Member for Housing authorised the Head of Housing to undertake detailed consultation with residents of 1 - 16 Knowsley Green on the level of investment required for bringing the properties up to the decent homes standard within the context of the regeneration proposals contained in the Ordsall Development Framework.  
2.0
HOUSING ISSUES

2.1
The layout of the 16 properties is in four separate blocks in a Radburn layout. The distribution of private and Council owned properties is mixed and no one block of housing contains occupiers all of one tenure.

2.2
Most of the homes are accessed from pedestrian walkways, with no conventional road access.  There is no secure car parking.  Standards of privacy and security are very poor compared to other improved properties on the estate.  The pebbled-dashed external elevation to the properties presents an unattractive feature on the street scene.

2.3
The properties do not currently experience high turnover and void rates.  Of the 16 properties, 11 are three bedroomed and 5 are 4 bedroomed.  8 of the properties are privately owned having been purchased under RTB legislation.

2.4
Tenure and vacancy information available is as shown in the following table:

	Tenure Type
	Number of Properties
	Number Vacant

	Owner Occupied
	8
	Nil

	Privately Rented
	Nil
	N/A

	Council owned Housing
	8
	Nil

	Total
	16
	Nil


2.5
Initial results from an assessment undertaken for the Housing Options Review has established the following with respect to the properties:

· 8 of the 16 properties have been sold under RTB Legislation 

· Due to the construction of the properties, there is a maximum failure rate of properties meeting the Decent Homes Standard (100%) 

· The incidence of failure to meet the Decent Homes Standard is higher than the citywide average 

· Significant investment will be required to bring the properties up to the decent homes standards in respect to thermal comfort and the criteria for reasonably modern facilities and services. This is estimated at £50,000 per unit exclusive of fees
· Evidence suggests that the ‘Wimpey No Fines’ construction of the properties are the most expensive to make decent in the city. 

3.0
REGENERATION CONTEXT

3.1
The City Council has been working jointly with Legendary Property Company (LPC) to develop proposals for the regeneration of Ordsall.  The objective of the partnership is to attract new development to the many vacant and underused sites in Ordsall, with particular emphasis on the development of new private family and affordable housing.

3.2
Whilst the Ordsall Development Framework includes no specific proposals for Knowsley Green, it however stresses the importance of high design quality and community safety. The layout of these properties is poor in this respect.

3.3
The framework also identifies key development sites and infrastructure projects critical for the regeneration of Ordsall.  These include the new primary school and link road, both adjacent to Knowsley Green.

3.4
Although detailed design for the new school is still in progress, initial architectural feasibility does not include the site of the properties.

4.0
SUMMARY OF OPTIONS 

The following broad options were considered:

4.1
Option 1 (Do nothing) 

4.1.1
This is an unfeasible option given the need to meet the decent homes standard by 2010.  In addition, there is a risk that the 8 tenanted properties could deteriorate and adversely impact on the surrounding area without substantial investment.

4.12
Retention of unimproved stock, in such a prominent site adjacent to the new school is likely to hamper the regeneration of the area, detracting from the amenity and image of the area.  The external appearance of the homes is poor compared to the proposals for a high quality design for the new school.  The Radburn layout makes these properties more vulnerable to crime and antisocial behaviour, and undermines the area’s attractiveness for new private developments.

4.2
Option 2 (Retain and Improve)


4.2.1
The substantial level of required improvements for the 8 Council Owned properties to meet the Decent Homes Standard in itself means that this option is not cost-effective. The decent homes improvements would require occupiers to be temporarily moved to alternative accommodation.  Additional investment will also be required for environmental improvements to complement new developments.  

4.2.2
Improvements to Council owned properties alone will not provide a satisfactory outcome without complementary investment in the privately owned properties.  This is unlikely to be feasible with estimated repair costs in excess of open market values. 

4.3
Option 3 (Re-housing and Demolition) 

4.3.1
The rehousing of existing occupiers and demolition of the properties presents the most satisfactory course of action given the regeneration opportunities available through the Ordsall Development Framework.  

4.4
It is recommended that the clearance of the 16 properties at 1 – 16 Knowsley Green is approved.  

5.0
CONSULTATION

5.1
During February and March 2005, officers from the Housing Market Renewal Team (HMR) visited 13 of the 16 households (81%) at 1 – 16 Knowsley Green.  No access was gained at 3 addresses despite several appointments.

5.2
A summary of the consultation is as follows:

· All residents were consulted on the range of options for the future of the properties and informed that clearance was one of those options being considered.

· All residents consulted expressed support for the proposed clearance subject to acceptable terms for relocation and compensation

· None of the 8 owner-occupiers could confirm an intention to secure significant investment for improvements to their property.

· All 8 tenants of council-owned properties and a few owner-occupiers expressed a preference for rehousing into improved housing in the area. 

· 4 of the 8 owner-occupiers expressed an interest in being provided with relocation assistance to enable relocation into newly developed housing in Ordsall. 

6.0
RE-HOUSING PROPOSALS 

6.1
In line with Council policy, the rehousing proposals are based on the principles of choice and guarantees that tenants and owner-occupiers will not be worse-off as a result of clearance.

6.2
Subject to availability and in accordance with the Allocations Policy, tenants of council-owned property would have the choice of the following with full home loss and disturbance compensation:

· Re-housing into Council-owned housing within the Ordsall area, 

· Re-housing into Council-owned housing elsewhere within the City, 

· Re-housing into other social housing managed by an RSL, 

· Rehousing into the private rented sector through an accredited landlord.

6.3
Owner-Occupiers would have all the above choices, and in addition:

· Using their compensation to acquire another property privately within Ordsall with additional Relocation Assistance 

· Using their compensation to acquire another property elsewhere.

6.4
A number of sites have been considered for the development of new homes and has been discussed with residents.  A site of council owned land at Brassington Avenue has been identified as suitable (in terms of availability, size and location) to meet the relocation needs of residents affected by clearance of Knowsley Green. 

6.5
Discussions are taking place with Legendary Property Company about the feasibility of a housing development on the site at Brassington Avenue.  This will be the subject of a future report.   

7.0
FINANCIAL IMPLICATIONS

7.1
The outstanding financial commitment from this report is estimated at £540,000.00.  This includes acquisition costs, Homeloss and disturbance payments, demolition and site treatment. 

7.2
There is a further maximum potential cost of £200,000.00 to provide Relocation Assistance to qualifying owner-occupiers, in line with the Councils Housing Renewal Policy.

7.3
Clearance of the 8 Council owned properties would result in a potential loss in rental income of approximately £22,000 per annum.   

7.4
There would be an undetermined cost savings for management and maintenance of the 8 council owned properties.

8.0
CONCLUSION  

8.1 I am satisfied that:

1. The rehousing of existing residents, clearance and demolition of the properties at 1 – 16 Knowsley Green, Ordsall represent the most satisfactory course of action.


2.
The clearance of the properties will contribute to the implementation of the Ordsall Development Framework and the City’s regeneration and housing market renewal objectives.

Bob Osborne

Head of Housing
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