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EXECUTIVE SUMMARY  

The report outlines the progress made by the Housing Service Directorate in achieving Pledge 2 of the six pledges, which have been established by the City Council “To create the best possible quality of for the people of Salford”.

BACKGROUND DOCUMENTS :  

“The City of Salford 6 pledges and You” leaflet. (available for public inspection)
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ALL
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DETAILS (Continued Overleaf)

1. Introduction

1.1. The Cabinet has requested that Directorates report on a regular basis against the 6 pledges established by the City Council which aim to ensure that the Council mission statement is achieved, which is “to create the best quality of life for the people of Salford.”
1.2.  The six pledges are as follows:

· Pledge 1 – Better Education for all – we want every child to have the best start in life

· Pledge 2 – Quality Homes for all – we will ensure that very person in the City lives in a Decent Home

· Pledge 3 – A Clean and Healthy City – we will make Salford a cleaner and healthier place to live and work

· Pledge 4 – A Safer Salford – we will make Salford a safer place to live and work

· Pledge 5 – Stronger Communities – we will make Salford a better place to live

· Pledge 6 – Support for Young People – we will create the best possible opportunities for young people in our City

Salford's vision for housing summarised by Pledge 2 is that everyone who lives or wants to live in Salford will have access to and the choice of a decent quality home.  

The council has also agreed six pledges with local communities.  Pledge 2 commits the council to ensuring that every person in the city lives in a decent home.  The focus for achieving this will be to:-

· Invest in new housing and have proper maintenance of our existing homes

· Work with the private sector to reduce sub-standard housing

· Work with home owners and landlords to help them maintain their properties and manage them for the benefit of the community

The Housing Strategy links directly to the key themes of the community plan and the council's pledges.  Housing issues impact directly on the quality of life of many residents within the city and the pledges and the themes will mean different things to different people at different stages in their life 

1.3. This is a report on Pledge 2 “Quality Homes for All” in which the City Council aims to help ensure every person in the City lives in a Decent Home. 

1.4. Pledge 2 has five sub sections –

· (i) Investment in the management and maintenance of council and registered social landlord owned homes

· (ii) Maximising the investment opportunities from public and private investment sources

· (iii) Working with home-owners and private landlords to help them manage and maintain their properties effectively for the benefit of the community

· (iv) Work to the governments target of ensuring that all council housing achieves a 'decent' standard 2010

· (v) Work with a wide range of public and private sector partners to reduce unfit and empty private sector housing by one third by 2004
1.5. Pledge 2 has links with all of the other pledges. These linkages are evidenced as follows:-

· Pledge 1 – Better Education for All – the development of a housing awareness course as part of the Citizenship Curriculum for those students about to leave full time education will be a key part of strategic housing planning and the prevention of homelessness.

· Pledge 3 – A Clean and Health City – the development of an effective home energy conservation strategy will be vital in reducing carbon dioxide emissions, making homes easier to heat and keep warm at affordable prices and improving overall insulation quality to residential properties.  By improving health outcomes and reducing health inequalities through the homelessness and housing advice service and the commissioning of supporting people accommodation we can provide for a range of properties which meet the needs of both vulnerable and disadvantaged groups in the city

· Pledge 4 – A Safer Salford – the Housing Department supports the reduction of crime and disorder in the city through the management of the reducing burglary service, the management of the private landlord accreditation service and the commissioning of designs for housing areas which is both safe and secure

· Pledge 5 – Stronger Communities – the housing service supports this pledge through the provision of housing advice services, the development of fuel property strategies, the commissioning of accommodation and services for vulnerable and hard to reach groups through the supporting people strategy, the supervision of the home improvement agency, the provision and delivery of disabled facilities grants leading to adaptations to homes and promoting participation with the communities in the city in the development of a wide range of strategic housing interventions

· Pledge 6 – Supporting Young People – the Housing Department assists in the creation of the best possible opportunities for young people in the city through the management of the young homelessness hostel at Petrie Court and the co-ordination of homeless units provided by partners elsewhere in the city.  It also commissions appropriate accommodation to meet the housing needs of young citizens and intends to promote housing choice in schools and colleges throughout the city. It also actively liaises with the universities and colleges in the city to ensure that appropriate accommodation is provided for young students.  

2. Context

2.1. This update report is written at a time of significant change and challenge for the Housing Service. All of the following changes will have significant impact upon pledge 2 directly but also all of the other pledges. By September of 2003 the next six months the Housing Service will have:

· Undergone significant restructuring and merged with the Strategy and Regeneration Division of Chief Executives

· Reviewed and published sub-strategies associated with

· Homelessness

· Choice Based Lettings

· Home Energy Conservation

· Supporting People

· Reviewed and published the Housing Strategy and Housing Revenue Account Business Plan

· Published a prospectus for the renewal of the Housing Market in Central Salford together with a detailed Area Development Framework detailing investment needs between 2003/4 and 2005/6. 

· Reacted to the implications of the Government’s “Sustainable Communities Plan”

Further to this are the significant changes in the process of the development of Housing Strategies at Regional Level and the consequent changes to the distribution of Housing Resources. Announcements on this have recently been made and will be reported to Cabinet in the next cycle.

In addition to the above a draft housing bill was published for consultation on the 31st March 2003.  The consultation runs until the 9th June 2003.

The draft bill sets out specific legislation in five main areas:-

1. Replacing the existing housing fitness standard with the evidence based housing, health and safety rating system as a more effective basis for enforcements against unacceptable housing conditions;

2. Improving the controls on houses in multiple occupation including a mandatory national licensing scheme, to tackle poor physical and management standards;

3. Giving local authorities powers to licence all landlords in areas of low housing demand or similar areas where the growth and poor management of the private rented sector frustrates efforts to create sustainable communities;

4. Requiring anyone marketing a home to assemble a home information pack so that the information needed by buyers and sellers is available where the property is marketed and abortive costs on the buyer are reduced;

5. Modernising the capital Right to Buy scheme by tackling profiteering and emphasising purchasers' responsibilities so that it contributes more effectively to the supply of affordable housing.

In addition to the above the Government also plan to introduce a proposal to give local authority landlords the flexibility to continue introductory tenancies by up to six months, adding to the armoury of measures to tackle anti-social behaviour by tenants.  

2.2. All of these issues, coupled with the challenging work required to ensure that “New Prospect Housing Limited” is fit for re-inspection in December 2003, inevitably impact on the Pledge.

3. Progress in meeting Pledge 2

3.1.  Progress on meeting the pledge is demonstrated below.   Of necessity, because of the changes listed in para 2.1, our  planning will be significantly different for 2003/4 onwards. It is intended that Cabinet will receive a report on this matter in June as part of our report on the Housing Strategy and HRA Business Plan.
3.2. Key Headlines emerging from the Plan for last year are as follows:
· Public Sector Housing

· We have formed an Arms Length Company with the aim of securing additional resources to meet the governments Decent Homes Standard – detailed issues concerning this new arrangement are expanded upon below.

· An Asset Management Strategy is being developed in partnership with New Prospect Housing Limited. This strategy will reflect the recent government guidance on producing an Action Plan by May 2005  which clearly demonstrates the City Councils aims for meeting the Decent Homes Standard for all stock by 2010. The Action Plan will need to consider the available funding streams for property renovation and if these are not sufficient to ensure we meet the Decent Homes Standard we will need to clearly articulate alternative Stock Options.

· Housing Association Dwellings

· We have secured resources from the Housing Corporation to assist in the repair, improvement and regeneration of Housing Association Stock in the City most notably complimenting our Neighbourhood Renewal Strategy in Seedley Village and the Western Gateway.

· We have commenced development of an Area Based Partnering Agreement with local Registered Social Landlords

· Housing Association intervention in the City during 2002/3 was patchy with one major scheme on Chapel Street being lost. However we have worked with RSLs to :

· Continue the Zsara Project in Higher Broughton that has enabled a radical transformation of the area behind Great Cheetham Street East.

· Redevelop the Barracks Estate in Ordsall

· Continue work in the regeneration of Seedley & Langworthy

· Develop provision for Special Needs Groups in Pendlebury

· Private Sector Housing

· We have successfully piloted “Homeswaps” in Seedley & Langworthy. We have begun work to extend the concept to Higher Broughton.

· We have successfully secured funding from the Royal Bank of Scotland to progress the Innovative Scheme at Wiltshire Street/Northumberland Street Higher Broughton.

· We have extended our Landlord Accreditation Services to Broughton and Kersal & Charlestown and accredited over 50 landlords covering over 1000 dwellings. The Registered Landlords Association has adopted our scheme. We have done this in partnership with Oldham.

· We have achieved Pathfinder Status under the Governments Housing Market Renewal Fund, together with Manchester City Council, for the eight wards within Central Salford.

· We have commenced work on developing a new Private Sector Housing Renewal Policy for the City Council in line with the Governments Regulatory Reform.

· Out-turn figures are not yet finalised but we estimate we have made 292 properties fit which represents 6% of all unfit properties in the City.

· Out-turn figures are not yet finalised but we estimate we have demolished or brought back into use over 150 empty dwellings representing 2%  of all empty homes exceeding our initial performance estimate of 1.21%

· Cross Tenure Issues

· We have secured the optimum level of grant under the Governments Supporting People Initiative for the most vulnerable Citizens of Salford Housing.

· We have reorganised our Homelessness and Housing Advice Services to fit with the requirements of the Homelessness Act 2002.

· We have extended extra care Sheltered Housing Schemes to five more complexes across the City.

· We have commenced dialogue and are seeking expert advice to develop an Elderly Village for the City.

· We have received a positive feedback from Government Office North West on our Home Energy Conservation Report indicating that we have made good progress in partnership with Scottish Power and the South Manchester Energy Advice Centre in achieving targets in meeting  HECA targets.

· The Burglary Reduction Team has continued to work with the Crime and Community Safety Team in developing responsive and targeted action to vulnerable citizens who have been burgled. I am awaiting out-turn figures on this area of work.

4.0  With specific reference to investment in Council Owned dwellings I would wish to draw to Cabinets attention the following key points. 

4.1 Work has commenced with New Prospect Housing Limited to develop a clear mechanism for reflecting strategic priorities for the development of investment plans for the management maintenance of council owned properties. This work needs to be consistent with the continuous monitoring of the Service Improvement Plan for New Prospect and the development and submission of their delivery plan. 

4.2 The group has worked through the information requirements for a sustainability framework and estate profiles. This framework is needed   to enable the authority to measure investment priorities.

4.3 GONW has concerns with our approach to the Decent Homes standard specifically in regard to tenant aspirations for work, which does deal with non – decent criteria e.g. driveways and environmental schemes.  The aim is to seek tenants views on this matter as part of the planned Tenant satisfaction survey in the Spring/Summer. 

4.4 The structural condition of High-rise accommodation is still a cause for great concern. The costs of remedying these faults together with ancillary costs to make homes decent will cause a huge drain on the HRA Business Plan.

4.5 There is a specific need to validate the stock condition survey and it is planned another 10% sample and a validation sample will be completed this year. It is envisaged that this work will commence in March As a priority it will  be vital to agree decent homes failures by element and develop an agreement with NPHL and GONW  on how figures are worked out and verified. 

4.6 The Tenants compact states that tenants will be consulted on the Business Plan. Consultation will take place through the housing forum. It is also vital to develop consultation with staff to ensure they have ownership of the Business Plan. There will be stakeholder events later in the year including staff and we are using the intranet to cascade information to staff.

4.7 The HRA Business Plan will need to assess the risk of NPHL not getting two stars in the Audit Commission ALMO inspection and the implications to the City Council of that possibility. Further rigorous Stock Options appraisals will be required to allow for alternative options should this arise. 

4.8 Our current understanding of the position on Decent Homes and required investment is as follows. The Base figures for 2001/2 recognize that the total housing stock is 29,199 of which total decent homes failures are currently 21,976 (75%) at a cost of  £42M to rectify. However we anticipate total additional failures to 2010 will be 8,676 (25%) at a cost of  £23M. Therefore the total investment required to meet Decent Homes standards by 2010 is now £65M.  This figure excludes necessary structural repairs to Tower Blocks, which are at a minimum an additional £20 million.

4.9 Despite recommendations by the Housing inspectorate the ratio split between responsive and programmed maintenance forecast appears to continue as it has in previous years.  Whilst it is understood that industry prices have increased. There needs to be a clear plan to reduce responsive repairs within the programme taking into account the proposed changes to the methods of procurement. For the Inner City Area where HMRF will apply and where the HRA Business Plan demonstrated that costs were out of line with the rest of the city it will be prudent to concentrate our efforts for rationalising costs.  

4.10 Further work is required and specific analysis of the operations at Salford North and Salford South needs to be considered to establish if savings can be made to offset the current imbalance with the other group areas. 

4.11 In reviewing the capital investment to Council Homes made during 2002/3 and comparing business plan estimates, the housing investment forecast and the outturn figures reported by New Prospect Housing Limited, there are some discrepancies between our initial forecast and the actual outturn.   An explanation for this discrepancy is currently being investigated and will be reported to Lead Member and Cabinet as soon as possible.

5.0  Conclusions

5.1  Progress in meeting Pledge 2 in 2002/3 has generally been good with the Housing Service achieving notable successes in Private Sector Housing, providing support to Corporate Regeneration, maximising Supporting People resources and making a positive step change in the development of Homelessness and Housing Advice Services.

5.2  With changes in the governments approach to Housing Capital Allocations a significant review of Council Housing Assets will be necessary in the next few months and this will inevitably impact upon the future of New Prospect Housing Limited as our managing agent.

5.3 As out-turn figures on 2002/3 become clearer a further report will be brought to Cabinet to quantify and clarify the issues raised in this report.

5.4 I would commend to Cabinet the performance of the Supporting People Team in being recognised as National Leaders in the development of the implementation of Supporting People and maximising opportunities for financial support to the most vulnerable citizens of Salford.

Bob Osborne

Head of Housing
