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TO THE LEAD MEMBER FOR HOUSING

ON 21st October 2004 

TITLE:  Proposed Clearance of 42-46 Aspinall Crescent Armitage Estate Little Hulton M28 0JF.

RECOMMENDATIONS:  That the Lead Member acknowledges the conclusion of the report, which identifies that, the most satisfactory course of action for the council to take in respect of the future of 42-46 Aspinall Crescent is for clearance and demolition.

All the properties are currently void. Previous tenants have been re-housed, so no home-loss and disturbance funding is applicable.

That the demolition is funded from the Housing Capital Programme  2004/5 

That the site is banked, pending a future decision on the marketing of the site.  


EXECUTIVE SUMMARY:  

The report requests authority to progress the clearance of 42-46 Aspinall Crescent. The row of void dwellings has been subject to vandalism and attempted arson during the last few months despite action to secure.

Over the Bank holiday weekend 29th – 31st May 2004, no. 46 suffered severe damage to roof and interior during a fire, following a suspected arson attack by local youths. No. 44 was also damaged during the blaze rendering it unfit for habitation. The actions of the fire brigade containing the blaze resulted in water damage to no 42, which also resulted in it being unfit for habitation.

It was not possible to secure the properties immediately due to the bank holiday. Local youths further vandalised the properties over the weekend, looting the contents of no 42 where the tenant had been on holiday.

The tenants left the properties at the time of the blaze making their own accommodation arrangements. All tenancies have now been ended and the tenants rehoused. 

The properties are in a dangerous condition and subject to ongoing vandalism and anti social behaviour. It is suggested that irrespective of any security measures undertaken this is likely to continue to be the case. 

______________________________________________
ASSESSMENT OF RISK:  There is a risk of further arson and vandalism with potential for injury to property and persons until the bungalows are demolished. The risk has not been quantified but is believed to be significant.
______________________________________________

SOURCE OF FUNDING: Funding will be made available from the  2004/2005 Housing Capital Budget.
______________________________________________ 

LEGAL ADVICE OBTAINED:  No

______________________________________________

FINANCIAL ADVICE OBTAINED: Yes 
Repair costs are estimated at £61,714.
Annual income for the three bungalows would be £7,396. As the properties are not in high demand it could not be assumed that they would be fully let.

Conclusion:- It is unlikely that income would cover expenditure within 10 years. A more detailed financial assessment can be undertaken if required. 

Report prepared by David Williams Strategy Officer

Report Requested and approved by: Paul Longshaw, Strategy and Planning Manager.
CONTACT OFFICER: David Williams Strategy Officer. Tel. 922 8782

____________________________________________

WARD TO WHICH REPORT RELATES: Little Hulton 
______________________________________________

MAIN REPORT. 
(1) Introduction.

1.1 Location. 

The properties are located on Aspinall Crescent on the Armitage Estate in Little Hulton Ward (Worsley and Little Hulton NPHL Housing Area).

1.2 Dwelling type. 

The row consists of three, one bedroom, cottage bungalows, built in 1965.

1.3 Demand. 

The dwellings were originally built aimed at the 60+ age group. The NPHL local office advises that there is no demand for this type of dwelling on the Armitage Estate even with a restricted age band.

(2) Current situation.

2.1 Void Status. 

No. 46 void with effect from 30/05/2004. No. 44 void with effect from 13/06/2004. No. 42 void with effect from 06/06/2004.

2.2 Re-housing. 

All tenants made their own accommodation arrangements immediately following the fire and have subsequently been rehoused by the Area Office. No home loss or disturbance payments are applicable.

2.3 Initiatives to let. 

All three properties are uninhabitable and no attempts have been made to re-let because of their current condition

2.4 Investment. 

The only significant investment in the properties during the past 5 years has been for the provision of three small fences and metal gates. The cost has not yet been provided but is believed to be minimal. The gates will be recovered and re-used.

2.5 Current Health and Safety position. 

Until demolition is completed there is an ongoing risk of further damage or injury. We have advised and recommended that the NPHL team enhances security, were appropriate to the dwellings / site (for example – close boarded to deter access to the roof space – temporary fencing to the side of one of the dwellings) 
(3) Estimated Costs
3.1 Re-letting costs

46 Aspinall Crescent



Arson damage to Lounge bedroom and front porch. 

Part roof timbers burnt away 

100% roof tile damage



£ 22.648.00

Central heating system replacement
£   2,700.00

New electric mains supply


£      555.00

Total






£ 25,903.00

44 Aspinall Crescent

Arson damage to bedroom and bathroom.

Heat and smoke damage to lounge and kitchen

50% Roof tile damage by fire. 

Theft of lead chimney flashings

£  19,440.00

Central heating system replacement.
£    2,700.00


Total






£  22,140.00

42 Aspinall Crescent

Arson damage to rear porch, store shed and bathroom, smoke damage to the dwelling.

20% roof tile damage due to theft of lead chimney flashings.





£ 10,778.00

Central heating pipes stolen.

£    1,105.00

Total






£  11,883.00

Site security, steel fence all round for the duration of the project.






£   1,788.00

Due to the age of the bungalows recommended that 42 and 44 roofs are retiled along with no 46. This is included within the estimate.

Total to return to lettable standard
 £ 61,714.00





The cost of bringing the properties back to a Lettable Standard is £61,714.00. This is set against an annual income £7,396.40 per annum (total for all three bungalows over a 48 week year). It is unlikely that re letting costs would be recovered within ten years.

3.2 Demolition costs.

Demolition and site clearance est. 
£   5.000.00

Galvanized steel knee rails


£   5,000.00

Soil and seed.




£   4,000.00

Total






£ 14,000.00

It needs to be noted that the clearance of this site may create further management issues of the open space. Galvanised kneeboards will be used to secure the site. 

(4) Future implications.

4.1 It is proposed to bank this land following demolition, with a view to marketing the site in the future. 

4.2 At the moment the market has not been tested with other providers due to the relatively small size of the site.

4.3 Current valuation of the site is estimated at a nominal £1 as no interest is anticipated at the moment.

4.4 It is proposed to work with Property and Development to further test the market based on an area focused framework and / or project team.

4.5 The site will be included within the wider review of non-dwelling assets.

(5) Conclusions & Observations

5.1 A “form A” stock option appraisal has been completed by NPHL and is available should it be required. 
5.2 The main conclusions are:-
5.2.1 The properties would be expensive and uneconomic to repair.

5.2.2 If repaired, and the bungalows remain in their current form, the properties are not of a type in demand in the area.

5.2.3 Urgent action is required in order to avoid further damage arson and potential injury. Recommendations to improve site security have been advised to NPHL.

5.2.4 Residents have been consulted by NPHL and strongly support early demolition. The Tenants Association is aware that a recommendation for demolition is being prepared.
5.2.5 At this stage we have not approached our RSL partners to discuss small-scale transfers. The main reason for this has been the need to resolve the safety and security of the site.

5.2.6 It is concluded that these properties should be cleared due to reasons associated with low demand and the high costs of repair.

Appendix 1. Site report.

Appendix 2. Site Photographs

Site 42-46 Aspinall Crescent




M28 0JF Little Hulton

Site visit 23/09/2004 David Williams

Referral for stock options appraisal, site visit to evaluate.

The properties comprise a block of three single bed bungalows.

All the bungalows had evidence of fire damage and significant ongoing vandalism. 

Roof tiles and felt missing on the front of 46 and the rear of 44 and 42.  All properties have exposed roof timbers and access could be obtained to the roof space and from there into the rest of the property. Porch of 46 is fire damaged with ceiling gone exposing roof timbers and also providing access to interior of property. Gutters are down and not secure in many places. Drain in front of 46 is collapsed.

Evidence of further vandalism at the rear. Radios, TV’s etc dumped. Attempts to burn rear of properties. Obviously an area where youths congregate and throw mud (literally) at adjacent properties. Whole of the site is insecure and providing access to adjoining land and properties. 
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Site photographs. 

42-46 Aspinall Crescent Little Hulton.
Exterior only.
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46-42 Aspinall Crescent  From the front.
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   No 46. Front. SevereDamage to roof. 
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Front porch of 46. 







Note easy access to roof space.
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Front of 44 and 42.
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Rear of 46-42.

Ongoing vandalism.
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No 42. Roof damage. Further vandalism.



Dumping. Vandalism. Several youths using as a hiding place at the time of the visit.
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No 44 back.   Ongoing vandalism.    Attempts to gain access through roof.



No 46 back. Further vandalism

to the roof. Table placed to gain access thru porch or roof.
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