
SALFORD CITY COUNCIL - RECORD OF DECISION

I Harry Seaton Director of Housing Services in exercise of the powers conferred on me by Paragraph 6(a) (ii) of Section F of the Scheme of Delegation of the Council, and following consultation with Councillors Warmisham and Hunt being the Lead and the Deputy Lead Member, respectively, for the Housing Service function, do hereby authorise  

Officers to re-house all existing tenants and to demolish the dwellings. The site to be cleared temporarily treated and included as part of a package of sites within Ordsall, which may assist potential re-development and re-investment.  

That tenant consultation be undertaken in order to identify the views of residents and also their rehousing requirements and eligibility to homeloss and disturbance compensation.

The reasons are  

Given the lack of demand for these properties, it would be difficult to justify additional and substantial further capital investment on dwellings that clearly may not be sustainable, especially when alternative accommodation which is more popular throughout the City is also in need of capital investment. 

The source of funding is  HRA Home Loss and Disturbance Budget 2001/2 and Housing Capital Programme 2001/2

The following documents have been used to assist the decision process:- 

None Applicable

Signed
...............................................
Dated ................................................

Director

Signed 
...............................................
Dated ................................................

Lead Member

Signed
...............................................
Dated ................................................

Deputy Lead Member

Contact Officer Alan Lunt


Tel. No. 925-1311

*  This decision is not subject to consideration by another Director

Report to Lead Member and Deputy – Housing

Report for Decision / Information

Date Of Meeting

Subject: Options Paper  - The Views – Ordsall

1. Purpose of the report

1.1. To investigate the options that are currently available in regard to ‘The Views’ in the Ordsall estate following a marketing exercise with the Private Sector.
2. Recommendations

2.1. It is recommended that the most appropriate course of action in respect of The Views is to re-house the remaining 34 tenants and to demolish the dwellings. The site will be cleared temporarily treated and included as part of a package of sites within Ordsall, which may assist potential re-development and re-investment.  

2.2. It is recommended that before a final decision is taken, tenant consultation be undertaken in order to identify the views of residents and also their rehousing requirements and eligibility to homeloss and disturbance compensation.

3. Background

3.1. Scheme Location and Size

The Views are located in the Ordsall and Langworthy Community Committee Area of the City. The dwellings were constructed in the early 1970’s. The low-rise blocks comprise of 102 one-bedroom dwellings. Currently their are no dwellings that have been purchased under the Right to Buy Initiative. The blocks comprise: -

· Radcliffe View –27 dwellings

· Stafford View – 15 dwellings

· Shields View – 24 dwellings

· Thorpe View – 24 dwellings

· Ashworth View – 12 dwellings

The fabric of the stock is in reasonable condition, however the deck access design along with the immediate area surrounding the blocks contribute to the blocks unpopularity. The blocks have a small amount insecure open space to the frontage that is not appropriate for present day vehicle use/ownership/security. However, there is scope within the layout of the blocks for some remodelling which would enable more secure parking.   

The blocks are located to the east of Ordsall estate. They are sited on the edge of the housing estate alongside the Ordsall Lane which is an important link road from Manchester Centre to Salford Quays / Trafford.   

This part of South Ordsall was redeveloped through the former Estate Action Programme. 

3.2 Background to the current position

The size, style and current layout of these blocks lead to its unpopularity. Since October 2000 all the void properties have been grouped by the Area Housing Team as B void classification. Therefore, no active re-letting work has been done since this date. The void properties have been secured and have been cleared internally.

3.3 Current Demand

There is no current demand for the dwellings from the housing register. The Area Housing Team also indicate a lack of demand for these dwellings. For some considerable time similar properties on the whole estate have been grouped as a ‘flexible letting ’ which will allows for greater rehousing discretion and customer choice. In comparison, the lettings team have indicated that they are not experiencing any major difficulties with relets to the high rise, secured, accommodation on Nine Acre Court nearby and other cottage flats in the area. The number of tenancy terminations for the blocks has gradually increased. The total number of terminations for all five blocks over the last three years have been; 1998 – 31, 1999 – 51 and 2000 - 63.  

Salford Housing Services has recently undertaken a detailed study of projected future demand for housing across all tenures within the city up to 2004. The study clearly indicated that there is a lack of demand for flats above the ground floor in the Urban South and Inner City Areas. 

3.4 Marketing strategy – property letting

A range of initiatives have been used in order to boost demand for the dwellings on The Views. In summary, the marketing we have used has been from amongst the following:  having furnished flat and fully decorated flats available, multiple offers / viewings, property hotline referrals, to general and specific accommodation newspaper adverts.

During the period November 1997 to October 2000 adverts for Ordsall were targeted mainly on relets for these dwellings. Four adverts were placed in local papers specifically advertising The Views, plus five general adverts that included flats on The Views. 

In total, adverts specific to Ordsall generated 33 tenancies as a result of the marketing exercises. This amounted to an advertising cost of approximately (£)300.00 per let, which is above the city average.  

3.5 Stock Condition

The fabric of the stock is in reasonable condition. The dwellings are of non-traditional construction having brick/block elevations with a tiled roof over. 

As previously stated the blocks formed part of the Estate Action Initiative. Substantial improvements were carried out at that time. The main improvements to the blocks included; external security, landscaping, external lighting, secure door entry system, bin chute replacements and individual electric storage heating. At that time the improvements costs for Estate Action alone totalled (£)602,000.00 

The Maintenance division have state that the last prior to Paint scheme was completed in 1999/98 and there are no other programmed works planned. 

3.6 Measures already introduced

Short-term measures have recently been attempted to help to arrest / slow decline. However, it appears that these measures have had little impact. These have included:

Enhancing security by removing and cutting back planting within the boundary, removing external bin sheds, panning the cameras on Nine Acre Court to monitor the blocks and upgrading door entry systems. The Block Superintendent from Nine Acre Court was given duties to include the upkeep for the communal area of all the blocks.    

4. Options currently under review: -

(a) Baseline – Retain the properties in City Council ownership and do nothing

(b) Retain the properties in City Council ownership refurbish void properties as existing and carry out enhanced security work.  

The Current Capital Investment priorities for the City do not target any further major improvement works this estate. The estate has benefited from the Estate Action initiative, total spend on EA schemes alone was in the region of £39.2 million.  

The Strategy Division recently commissioned design work to look at the feasibility and costs for enhanced security work to The Views. It was envisaged that this work was to dovetail with a proposed CCTV scheme. In brief, the design work sought to provide enhanced block security and secure carparking provision. This involved controlled access vehicle gates, additional cameras, transmission to the control station at Sycamore Court, road closures, pedestrian/visitor gates, railings and walls. A sketch scheme has been completed and the estimated costs for this work will be in the region of (£)530,000.00. 

An outline estimate of the unit costs associated with relet repairs of the current voids will be (£)2500.00. This is based on the improvement costs of the Little Hulton team which follows the current citywide void letting standard model (May 2001)

Asbestos has been identified on the blocks, therefore, if we retain then an estimated cost for removal will be (£)7,500.00   

The investment required will total (£)707,500.00  

(c) Dispose the Stock to a new owner

In June of this year Development Services tested the market, and sought expressions of interest from developers and RSL’s to acquire the dwellings for refurbishment (for market rents) or for redevelopment of the cleared site. The Views was marketed confidentially to seven organisations, none of which wished to proceed or had interest in the refurbishment / redevelopment of the dwellings.   
(d) Demolish the estate and bank the land for possible future development purposes.

The demolition of the block would avoid ongoing management costs and improve the environment at this part of the Salford Central South. The cost of demolition is estimated to be (£) 202,000.00  which would also include temporary treatment of the cleared site to help to prevent fly tipping or unauthorised use.

The rehousing of the remaining tenants could be completed and Home Loss and Disturbance costs would be in the region of approximately (£) 85,000.00   

5. Financial Implications

· Revenue Implications

This estimated cost would be funded from the Compensation budget within the HRA.

· Rent Income

It is anticipated that remaining tenants will be rehoused in void dwellings elsewhere and so there will be no actual rent loss to the City Council.

· HRA Subsidy

HRA stock numbers for subsidy purposes are now fixed at 1st April prior to the subsidy year. It is assumed that the demolition will ultimately have a benefit through the dwelling count. 

Management    102 x (£)315.92                  = - 32, 224

Maintenance    102 x (£)667.77                   = - 68, 112

Guideline Rent  102 x (£)36.70 x 52 x 98%  = +190, 763

                                                               = + 90, 427.00

(2001/2002 Allowances)

· Management Costs

There will be a reduction relating to the direct expenditure of the stock therefore there may need to be savings in Area Office costs. There will be no direct savings on the repair and maintenance budget although there will be less dwellings to maintain. 

5. Conclusions

Given the lack of demand for these properties, it would be difficult to justify additional and substantial further capital investment on dwellings that clearly may not be sustainable, especially when alternative accommodation which is more popular throughout the City is also in need of capital investment. 

To do nothing and not being able to attract investment would represent a failure to manage the estate and would probably result further decline and we could potentially lose existing customers to our competitors. 

The Area Team reports an increasing problem of youths causing vandalism, arson attacks to void property, attacks to communal lighting and illegal entry. At the Ordsall Future Development Working Party on 12 July 2001 some residents raised concerns about the current condition of the dwellings and wanted clarification on the future management of the blocks

If improvements were to be implemented, there is no guarantee that demand for this type of property would improve and perhaps more importantly, be sustained into future years. The results of the results of the Market Demand Study, especially for one bedroom accommodation, together with the experience the tried marketing methods and the current demand issues suggest that it will be questionable whether demand can be created. This is of major concern given the fact that indications suggest that the problem associated with demand will become worse into the medium term. 

The spirit of HRA business planning encourages local authorities to consider a combination of options available to them that may help to deliver solutions for different parts of the stock. We have highlighted our  intention to work with other agencies towards finding solutions to local issues by testing the market, however, organisations have indicated that they do not wish to proceed with any redevelopment at this moment in time.  

The site is linear which potentially could restrict options, however the location is an opportunity. The surrounding area has many geographical advantages. It is close to the regional centre, good motorway access, close to the Metrolink, increasing signs of demand spreading from the Quays and Castlefield, plus interest in the residential redevelopment of Gresham Mill. 

This option may further raise concerns from residents and members within the Ordsall estate, as there appears to be a perception that services and the infrastructure of the estate are not being retained. However, at the Ordsall Future Development Working Party on the 12th July 2001 it was noted that there was some sympathy with a case for demolition of the Views. 

This option should eventually generate a land receipt however it will be difficult to forecast the future value of the cleared site (which could offset and rehousing / compensation costs). The cost of re-housing, demolition and site treatment is estimated to be in the region of (£)287,000.00    
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(1) Sample block photographs 
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