Report For Lead Member on Seedley & Langworthy
16th February 2001

1.0 Purpose of Report 

1.1  To consider the revised funding programme for 2001 / 2002 and to build this into the overall Private Sector Housing Programme and Integrated HIP.

1.2 To consider the improvement works in Langworthy North.

1.3  To approve the appointment of Development Services to undertake design work.

1.4  To consider the implications of the work taking place without contributions from local  residents.

2.0 Background

2.1 The Seedley & Langworthy Partnership approved the urban framework proposed by the consultants B.D.P. Ltd. on the 29th January 2001. B.D.P. highlighted a number of areas of Seedley & Langworthy that require early significant intervention if the area is to regenerate sufficiently for private investors to look to develop. They indicate the relatively low level of vacant properties and the proximity to both the shopping city and the new development site of Langworthy South gives the area a long future provided that early investment is made in the stock and environment.

2.2 The Partnership approved next year’s programme as below based upon the recommendations of B.D.P.:

Acquisitions (Areas 1 & 2)


£ 2,315,000

Shop Acquisitions



£    626,000

Improvement Works (Langworthy North)
£    374,000

Total





£  3,315,000
2.3 However discussions with NWDA have indicated a likely funding profile for next year of:

SRB V





£ 2,315,000

H.I.P.





£ 1,000,000

Additional NWDA



£ 1,500,000

Total





£ 4,815,000
2.4 Therefore it is proposed to increase the programmes to achieve greater impact earlier in the programme. In order to achieve significant acquisitions and to start work on the village centre and Langworthy North the budget profile is proposed as:

Acquisitions (Areas 1 & 2)


£ 3,840,000

Shop Acquisitions



£ 1,000,000

Improvement Works (Langworthy North)
£    800,000

General Improvements


£    250,000



Accreditation Budget



£      15,000

This totals £5,905,000 to over programme next year’s budget by 22%.

3.0 Aims & Objectives for Langworthy North

3.1 The principle short term aim for the investment in Langworthy North is to reverse the decline of the area and halt the spreading of the abandonment from the neighbouring areas proposed for clearance.

In the medium term Langworthy North must be an area that is complementary to potential development opportunities.

In the longer term the market recovery in Seedley & Langworthy must provide sufficient private investment to guarantee the long-term viability of these homes.

3.2 The objectives for Langworthy North are:

· To minimise the number of empty homes in the area through homeswaps and revitalisation of the area.

· To minimise the number of structurally unsound properties within the area

· To maximise the market value increase of homes in the area.

· To maximise the improvement in the environmental appearance and creation of a distinct characteristic and feel for the area which will be attractive to residents and developers.

4.0  Langworthy North

4.1 Langworthy North is an area of 316 pre-1919 terrace housing bound to the north by Langworthy School, the south by the clearance area south of Langham Road, the west by Langworthy Road and the east by Highfield Road. 

4.2 The urban designers B.D.P recommended Langworthy North is retained. Its proximity to both the shopping centre and the new development opportunities by Chimney Pot Park and its relatively low empty property ratio lends itself to a secure future providing early strategic investment takes place.

4.3 B.D.P. believed the area requires early investment of the region of £ 2 - 2.5 million to achieve the necessary impact.

4.4 This figure represents an average of £6,000- £8,000 per home in the area. Average group repair schemes currently cost £10,000 - £15,000 per unit.

4.5 The current average market value for properties within this area is approximately £7,000.

4.6 There are 55 (17%) known empty homes in the area. These are generally spread evenly across the area with the exception of a concentration on Alder St and at the bottom end of Duchy St

4.7 There are 83 (26%) homes rented out by private landlords. These are not spread as evenly with very few private tenancies apparent on Duchy St, Keswick Grove, Co-operative St and parts of Highfield Road.

5.0 Contributions in Langworthy North 

5.1 Although B.D.P. have recommended this area for early investment it is clear from the current climate in Seedley & Langworthy that it will be extremely unlikely that sufficient local home owners will be able or willing to contribute to a group repair scheme. This is borne out from our experience in the more stable area between Derby Road and Seedley Park Road where despite negative equity and low value housing not being as great a problem local home owners have been unwilling to contribute. 

5.2 In addition, our initial enquiries with residents in Langworthy North have indicated very few owners willing to pay. We received 90 responses to a questionnaire sent to all 316 residents with 72 (76%) indicating they are unwilling or unable to contribute.

5.3 B.D.P.’s report indicates that to encourage early significant private investment on development sites the Partnership must change the perception of the area through physical work. They have argued that Langworthy North ought to benefit from early intervention. 

5.4 It is difficult to quantify the stage when residents will be willing to contribute to a traditional group repair scheme. Experience indicates that once the confidence in the process rises more owners are willing to invest in the improvements. However in an area such as Seedley & Langworthy confidence is at a very low level due to the social exclusion factors of the area and the market value of the housing. If we are to recover the confidence it seems likely that initial work will have to be completed using public funds exclusively.

5.5 To pepper pot individual grants across the area will not achieve the stated objective of providing a unique characteristic to the area as a whole. Nor will it allow the Partnership to invest in areas of key importance in Seedley & Langworthy. Instead investment will take place in those properties where owners are able to be pay or where the means test allows a nil contribution. 

5.6 If we wish to create an impact in this strategically important location we will have to consider waiving the contribution levels associated with group repairs. We will not be able to deliver a distinct perception to Langworthy North without improving the area as a whole.

5.7 The limited resource reduces the ability for the scheme to undertake internal improvements. It is recommended that complementary internal works will take place via Home Repairs Assistance Grants, Renovation Grants and other initiatives such as HECA and the Burglary Reduction Scheme.

6.0 Managing the Process

6.1 This project will be subject to community participation and consultation. It is proposed to identify, in partnership with SALI, a number of local people who represent the whole area of Langworthy North. These local people will work with officers from the Living Environment Team and the Architects to provide a brief and to monitor and guide the process.

6.2 Development Services have experience of this kind of brief and are able to provide a team to work on this project. It is recommended they are appointed as they provide value for money and have experience of working on traffic, environmental and housing schemes with a community focus.

6.3 To provide an element of over programming it is recommended that a budget of £2.8 million be allocated to this area over the next three years. 

7.0 Complementary Issues

7.1 The Partnership has employed a solicitor to develop the homeswap policy and anticipates feedback within the next month. It is conceivable that pilot cases of homeswaps will take place into Langworthy North within the next 12 months. This work will bring additional investment into the area.

7.2 Salford First will shortly be considering its acquisition strategy for the next year. It is expected to consider the acquisition of empty and private landlord properties within the area to further reduce the negative impact these types of property can have on an area if badly managed.

7.3 The Government plans to release a consultation paper on Urban Renewal in the next month. Subject to the passing of the Regulatory Reform Bill this paper will advise on a range of additional powers that Local Authorities can apply to assist Urban Regeneration. It is anticipated that these powers will have a material affect on the delivery of this programme and therefore I would wish to report to you again once the full extent of those powers are known.

7.4 In parallel to this the LGA has facilitated a pilot partnership with the Council of Mortgage Lenders which will investigate the feasibility of the Homeswap Option. This again could have an effect on the way the programme is delivered and therefore I will need to advise you again on the findings of this pilot in relation to this programme.

8.0 Funding Implications

8.1 The approved masterplan for Seedley & Langworthy are expected to cost in the region of £60 million pounds, of which almost £40 million will need to be provided from the public purse. With £8.75 million SRB V and an expected £10 million H.I.P. (subject to Government approval) over 10 years the programme has been boosted by NWDA indications of an additional £4.5 million over the next 3 years.

8.2 It is anticipated that the next three years funding profile will at least match next years of £4.815 million.

8.3 There are therefore sufficient funds to deliver the programme outlined in this report. 

9.0 Recommendation for Langworthy North

9.1 The programming budget for Langworthy North is £2.8 million over three years:

2001 / 2002 



£   800,000

2002 / 2003



£1,000,000

2003 / 2004



£1,000,000

9.2 A community design group is set up to manage the process over the next three years. The group will report to the Living Environment Task Group.

9.3 Development Services are appointed to design the scheme in partnership with the local community. 

9.4 Their brief is to provide a holistic programme over three years to achieve the aims and objectives highlighted previously within the report. They must consider traffic, environmental and structural issues. Their recommendations will be based upon the reality of the expected funding regime.

9.5 Physical work to homes in the area takes place without contributions from owners and the impact of this approach is reviewed in 18 months.
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