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Grant Webster

From: /O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP 
(FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=0AF2102975E24B24B33E25AD90C4EC39-GWEBSTER 
on behalf of Foi Enquiries

Sent: 23 May 2018 15:19
To:
Subject: FOI-18-0689 - 60 Rosemount Viaduct
Attachments: V2 - Further Information - Right to Review & Appeal.pdf; FOI-18-0689 - 60 ROSEMOUNT 

VIADUCT V2 - Options OUTCOME.pdf

Dear    
 
Thank you for your information request of 27 April 2018.  Aberdeen City Council (ACC) has completed the necessary 
search for the information requested. 

 
These questions are about the sale of a council property to the open market once repairs were complete on 60 
Rosemount Viaduct. 
 
Report Number: H&E/12/042 
 
Committee Finance and Resources 
Director: Pete Leonard 
Title: Non Scheme Municipal Houses 
Date: 21 June 2012 
 
Link to Report: 
https://committees.aberdeencity.gov.uk/documents/s20885/60%20Rosemount%20Viaduct.pdf 
 
Question: Which flat is this report regarding on the block of 60 Rosemount Viaduct? 
Flat No. 5. 
 
Question: Who was the Agent? 
D M Hall / Aberdein Considine, jointly on behalf of ACC. 
 
Question: Who did the work? What was done? How Much did it cost? 
An external agent dealt with this and the owners appointed an external contractor.  They would hold this 
information. 
 
ACC is unable to provide you with information on Who did the work? What was done? How Much did it cost? as it 
is not held by ACC.  In order to comply with its obligations under the terms of Section 17 of the FOISA, ACC hereby 
gives notice that this information is not held by it.   
 
Question: What was the reason for the sale of this flat? 
As this was the only property in the block belonging to housing, due to the level of repairs that were required to be 
carried out in the flat and the overall block, the decision was taken to put the flat up for sale as this would have 
released the council from any on‐going repair and maintenance costs. 
 
Question: How much did the flat sell for? 
£187,777.00 
 
Question: What was done with the profits?  
The receipt from the sale of 60 Rosemount has been ring fenced for future council housing. 
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Question: Can I have the feasibility study by Andy Pitblado that this report mentions? 
Please see attached. 
 
We hope this helps with your request.  
 
Yours sincerely, 
 
Grant Webster 
Information Compliance Officer 
 
INFORMATION ABOUT THE HANDLING OF YOUR REQUEST 
 
ACC handled your request for information in accordance with the provisions of the Freedom of Information 
(Scotland) Act 2002. Please refer to the attached PDF for more information about your rights under FOISA. 
 
 
Information Compliance Team | Customer Feedback | Customer Experience  
Aberdeen City Council, Business Hub 17, 3rd Floor North, Marischal College, Broad Street, Aberdeen, AB10 1AQ 
Tel 03000 200 292 
Email foienquiries@aberdeencity.gov.uk  
 
www.aberdeencity.gov.uk 
 
*03000 numbers are free to call if you have ‘free minutes’ included in your mobile call plan.  
Calls from BT landlines will be charged at the local call rate of 10.24p per minute (the same as 01224s). 

 
www.aberdeencity.gov.uk 
 



 

60 ROSEMOUNT VIADUCT 
 
 
Background 
 
This is a traditional granite tenement situated on the north side of Rosemount Viaduct 
comprising 10 flats and 2 commercial premises with wash-house and cellars over 7 floors. 
 
This property is the last to be upgraded under the Rosemount Housing Action Area.  A 
Serious Disrepair Notice was served in order to have the common repair works carried out.  
The first attempt failed due to a combination of lack of commitment from owners plus 
missing owners.  The problem was compounded by the commercial properties at ground 
level having no repairing liability for the tenement. The 2 one roomed basement flats have 
been closed by ACC under the basement closure plan, the Title holder was a company 
that has ceased trading placing the Title Deeds in limbo. 
 
Aberdeen City Council owns two flats on the 3rd floor which have been combined to make 
one 3 bedroom flat.  The tenant has been relocated, by choice, to an alternative property 
and the flat is now “off charge”.  The current proposal is to sell this flat. 
 
Due to the basement flats having no Title holder the property fall to the Queens and Lord 
Treasures Remembrancer,  QLTR,  who has indicated that they will not take title to the 
properties.  This is most likely due to them having little or no value but a lot of liability as 
the one roomed flats have the same liability as the upper flats.   
 
Aberdeen City Council will have to use our enforcement powers under the terms of the 
SDN, [Housing (Scotland) Act 1987] thus requiring a layout of circa £70K.  Once the 
common repair works are completed the basement flats will remain empty.  On this basis it 
was agreed that the council should explore options for bringing the basement flats back 
into use.  The options explored were: -  
 
 

 To take title for the 2 basement flats and convert them along with the wash houses 
on the lower basement floor to form 2 No. one bedroom flats for social rent. 

 
 To explore passing the properties to an RSL as a development opportunity to 

provide affordable housing in the city centre. 
 
 To convert the HRA flat into 2 one bedroom flats for social rent. 

 
 
 
 

 
 
 
 
 
 
 
 
 



 

Feasibility study outcome 
 
During July and early August 2011 officers have investigated the options previously 
proposed for this property, mainly: to convert the existing redundant basement flats to 
bring them into use as council flats, and, to convert the existing 3rd floor 3 bedroom council 
flat into 2 flats for letting. 
 
The first exercise: - 
 

was to consider the costs of converting the 2 existing one roomed flats in the 
basement into useable flats by incorporating the single roomed store and washroom 
directly below them, thus providing 2 one bedroomed flats. 
 
The council’s quantity surveyors have provided potential costing from established 
reference sources which indicate that the cost to convert these properties would be 
circa £70 – £80K.  On top of this there will be an additional cost of circa £40K per 
flat to meet the SDN requirements. 
 
Based on an average rental of £63 per week, it will take a minimum of 23 years to 
repay the conversion costs if the rent is all allocated and a further 13 years for the 
SDN costs.  This ignores ongoing management and maintenance costs to the 
property over this period of time. 
 
 

The second exercise: - 
 
Was to consider the possibility of re-converting the HRA’s existing flat from one into 
two flats and renting out.  Ryden’s were requested to explore valuation on this 
property to ascertain its worth as a single flat as compared to two separate flats. 
 
A. The market value of the existing flat is estimated to be £150,000. 
 
B. Market values of 2 flats is estimated at: - 

 
Flat 1, assumed 2 bed, lounge, bath and Kitchen  £135,000 
Flat 2, assumed 1 bed, lounge, kitchenette, bath  £  95,000 
         £230,000 

 
C. Estimated cost to sub-divide     £  50,000 

 
A number of factors have been factored into the calculations by the surveyor: -  
 

 The flats could achieve a 10% increase in value if the property was in better 
condition. 

 
 Due to the commercial premises at ground floor some lenders are reluctant to lend 

in these circumstances. 
 
 
While it is estimated that the property value could increase by 10% if the property is in 
good order, that would see an increase of £23,000 on the council’s asset, however, in 
order to achieve this it is estimated by the Agent appointed to progress the SDN works, 



 

that the cost could be in the region of £40K per flat, or £80,000 for the HRA’s double share 
flat. 
 
The potential outlay of £80,000 for the SDN works, plus the £50,000 for converting from 1 
to 2 flats would require a total outlay of £130,000.  Like the 2 basement flats this would not 
see a satisfactory income from an average council rent to make this a viable option. 
 
 
The third exercise: - 
 
As the HRA fund is not allowed under legislation to develop properties for sale it was 
decided to explore the option of involving an RSL to develop them. 
 
Officers made contact with Grampian Housing Association, an RSL with previous 
experience in this type of project.  Discussions with them failed to elicit anything other than 
a vague interest in the project and even then they were only interested once the SDN 
works were complete.  This option would not have reduced the council’s exposure to the 
SDN costs. 
 
 
Summary 
 
ACC’s General Fund will have to cover the cost of the SDN works for the 2 basement flats; 
the option to turn this into a beneficial outlay would be to bring those flats back into use.  
When combined with the conversion of the council’s existing flat into 2, this would, from a 
Housing Management point of view, provide us with a much better scenario of a 4/10ths 
share in the tenement as opposed to the current 1/5th thus giving a stronger say in moving 
forward any future repairs or maintenance issues. 
 
The total financial outlay required to convert the basement flats and the upper flat would 
be in excess of £300,000, split between the HRA and the General Fund.  This level of 
outlay means that the council would be left with property assets of no greater value than 
the outlay required to create them.  When factoring in the original outlay to purchase the 
current flat, this would represent an overall loss to the authority.   
 
 
Recommendation 
 
Based on the valuations and estimated costs provided it is recommended that the council 
proceeds to offer the HRA flat for sale. 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
  



 

PROPOSED FEASIBILITY STUDY. 
 
The Property 
 
Traditional granite tenement situated on the north side of Rosemount Viaduct and 
comprises 10 flats and 2 commercial premises with wash-house and cellars over 7 floors. 
 
There are: - 

 2 No. flats on 4th,  
 2 No. flats on 3rd,  (ACC owned – formed into 1 flat) 
 2 No. flats on 2nd,  
 2 No. flats on 1st,  
 2 commercial properties at ground floor which are numbered 58 and 62,  
 2 one roomed flats (closed) - and 2 stores pertaining to the shops at lower 

ground level,  
 a wash-house, single room and 10 cellars on the basement.   

 
Aberdeen City Council owns both flats on the 3rd floor which are combined to make one 3 
bedroom flat.  The tenant has been relocated, by choice, to an alternative property and the 
flat is now “off charge”.  The current proposal is to sell this flat. 
 
Main Issues 
 

 Rosemount Viaduct forms part of a HAA and No. 60 is the last remaining tenement 
in the HAA which has not been renovated.   

 A Serious Disrepair Notice, (SDN) was served on 2nd June 2004.   
 Approval was given by the Housing and Environment Committee on 24th August 

2010 to use enforcement powers and to serve a Works Notice in order to complete 
this project. 

 Commercial premises only have liability of £4 towards repairing costs. 
 ACC closed the 2 one roomed flats on 14th March 1988 as part of our basement flat 

closure policy. 
o The closed basement flats were subsequently sold to a company which 

immediately went into receivership and wound up, therefore no owner for 
properties.   

o Queens and Lords Treasurer’s Remembrancer, (QLTR) are not prepared to 
take title, and even if they did, would not pay out for share of repairing costs. 

o Both flats have same repairing liability as other flats  
 
 
As can be seen from the following extract the Housing and Environment Committee were 
advised that costs would be circa £30K per flat: -  
 
1. FINANCIAL IMPLICATIONS  
 
The financial implications on the Council of progressing in this particular manner are that: - 

a) Total funding for the two basement flats will be required and may be in the region of 
£65,000.  This money is unlikely to be recovered. (see 6.3) 

b) Grant funding for the owners will be required and will be capped at £10,000 per 
owner, therefore giving a maximum of £60,000.  
The HRA can not receive grant for this project thus bringing the total cost to a 
maximum of £125,000 (£60,000 + £65,000). 



 

c) The costs will be borne by the Private Sector Housing Budget where allowances 
have been made for this cost within the Serious Disrepair Notice programme. 

d) Should the council be required to use our enforcement powers under the Housing 
(Scotland) Act 1987 against all of the owners, then the total funding outlay could be 
circa £400,000 with legal action being required to recover this.  Money is secured 
via a Charging Order recorded against the Title Deeds and recovered in instalments 
determined by the Council, but, normal debt recovery procedures can be instigated 
as well.  

 
Therefore the cost to the HRA for our flat is anticipated to be circa £60 - £65K.  This is 
assuming the project falls within the £300K estimate. 
 
Options for the HRA 
 

1. The council sells it’s flat. 
2. The council splits existing flat into two flats and sells. 
3. The council splits existing flat into two flats and retains for let. 
4. The council splits existing flat into two flats and retains for let – plus - takes 

ownership of the two basement flats, buys out the wash-houses and converts to 
create 2 additional one bed flats for let. 

 
Option outcomes: -  
 

1. Quick and easy option that releases the council from any ongoing repair and 
maintenance shares for this particular flat.  Provides an income to the HRA fund.  – 
However, ACC will still have to fund the repairing share for the lower ground floor 
flats which are vacant and without an owner.  (current value reckoned to be £0 due 
to liability for communal repairs and flat is uninhabitable). 

2. This option will require an initial outlay to the council but will provide 2 one bedroom 
flats in the city centre which is what the Housing Needs Demand Assessmnet calls 
for.  This will require an initial outlay by the council but could see a greater return 
than for the current flat as is. 

3. This option will require an initial outlay to the council but will provide 2 one bedroom 
flats in the city centre which is what the Housing Needs Demand Assessment calls 
for.  This will require an initial outlay by the council but will also see a greater rental 
income, (2 x £54, as opposed to 1 x £70). 

4. This option requires a considerable outlay by the council to convert the existing flat 
into 2 plus to carry out the conversion of the 2 vacant flats.  On the plus side it does 
provide us with 4 one bedroom flats in the centre of town. 

 
 

 The cost of converting existing flat into 2 flats would be circa £20K, (in addition to 
cost of communal repairs). 

 Market value would be circa - £110K one bed, £140K two bed. 
 
 
Main Issues for General Fund 
 
Aberdeen City Council served a SDN on this property and as such has a statutory duty to 
provide grant assistance to the owners under the Housing (Scotland) Act 1987.  While this 
duty fell on 31st March 2011 it remains in place for properties in a HAA and given that no-
one holds Title to the 2 flats on the lower ground floor, the council will be required to cover 



 

the cost of the repairs under the SDN for those 2 properties, (£60K with no return).  There 
is an opportunity to take title over these 2 flats for no cost other than our in-house legal 
expenses.  We could then purchase the 2 rooms directly below them on the basement 
level from the other owners, and by converting these and the 4 coal cellars pertaining to 4 
flats, it should be possible to provide 2 one bed flats on 2 floors. 
 

 The cost of converting the 2 basement flats would be circa £85K per flat, 
 Market value would be circa £85K each. 

 
 
In order to take Title over the vacant flats the council has two main options: -  
 

1. Use CPO powers to purchase the flats, 
 

 This option would not incur great costs as there is no –one to pay 
compensation to or even a purchase price – unfortunately it tends to be 
tedious and can take 2 to 3 years to progress as not a top priority for 
Ministers who make decision to approve. 

 
2. Note an interest in the property and wait for 10 years so that any objectors can 

contest the claim, and then claim the title.   
 

 It is highly unlikely as that any objections will be raised as no-one holds Title 
and the company who were the title holders are no longer in business, – 
lengthy period to have to wait but low cost and due to circumstances may be 
worth risk of developing flat in meantime as unlikely to face challenge.  

 
 

 Problem with either option is that we can’t do the conversion works to basement 
along with the SDN works - therefore potential for cost increase on that element of 
the work as additional contractor setting up costs (Prelims) - also long delay in 
being able to get use of basement flats and therefore link to management costs for 
operating within that tenement. 

 
 If we decide to sell the existing HRA flat to a third party, then this increases the risk 

of adding in another party that may fail to co-operate with the SDN and council has 
to enforce.  This would mean capital outlay of circa £60K.  – (this is a risk to the 
general fund and not the HRA, but its all council budgets). 

 
 
Recommendation 
 

1. Request feasibility study to investigate financial implications, (pro’s and con’s), 
between selling existing flat “as is” and to dividing existing flat into 2 flats before 
selling.   

 
2. Abandon idea of utilising basement areas due to high conversion costs with low 

return, either in terms of social rent, or, in terms of potential value of flats once 
converted. 




