1. BACKGROUND

On the 24th November 2004 Cabinet approved for submission to Government the council’s Overarching Strategy for achieving Stock Options Appraisal ‘sign off’. 

The Overarching Strategy confirmed:

· Progress in completing the Stock Options Appraisal to date;

· Feedback from the first two phases of consultation;

· The baseline HRA position and the investment needs of the council owned housing stock; 

· The need for a ‘mixed’ investment strategy;

· The detailed arrangements for the final phase of consultation based upon the need to maximise choice and tenant involvement in the appraisal process wherever possible;

· The final phase Project Plan confirming submission of our completed Stock Options Appraisal in May 2005.

Government in January 2005 subsequently approved the Overarching Strategy and committed to monthly meetings with the council to monitor progress in developing and achieving the Overarching Strategy.

The Housing Options Steering Group (HOSG) has continued to oversee the delivery of the options appraisal including the Overarching Strategy. The HOSG comprises of:

· Member representatives from each political party;

· Tenant and leaseholder representatives;

· Staff and Trades union representatives;

· The Independent Tenant Advisor (ITA);

· The Community Housing Task Force (CHTF). 

It is important to note that Government now regards Salford’s Overarching Strategy as a model of ‘Best Practice’. 

On the 6th May 2005 the HOSG considered the results of the final appraisal consultation phase and the investment recommendations based upon the consultation feedback of PriceWaterhouseCoopers (PwC). The recommended investment strategy of the HOSG is detailed in the report. Both the CHTF and the ITA were in attendance at this meeting.

2. THE IMPORTANCE OF ACHIEVING ‘SIGN OFF’

Achieving ‘sign off’ from Government for our Stock Options Appraisal will a have a major impact in 3 crucial areas: 

a) The council’s CPA

As well as the housing service block judgement, ‘sign off’ also effects the corporate assessment and resources judgement. It is unlikely that any progress will be made in improving the overall CPA if we fail to achieve ‘sign off’ before July 2005;

b) Partners in Salford Annual Review

As a key National Floor target, achieving Decent Homes will have an impact on the LSP performance assessment. Currently housing is the only amber/red categorisation – achieving ‘sign off’ will improve this categorisation to at least amber/green.

c) ‘Fit for Purpose’ HRA Business Plan

Whilst the council has achieved a ‘fit for purpose’ assessment for its Housing Strategy, we are also required to secure a similar assessment from GONW for our HRA Business Plan. A 5 and 30 year HRA Business Plan will be submitted to GONW for assessment at the same time as the Stock Options Appraisal, and if we achieve ‘sign off’ we are likely to achieve ‘fit for purpose’ assessment for the Business Plan. 

3. STOCK CONDITION AND INVESTMENT NEEDS

Of fundamental importance when considering options appraisal are the huge investment needs of council owned homes.

Currently 69% of all our homes do not meet even the basic Decent Homes standard and we need to find £279m of investment over the next 5 years if we are to at least meet and maintain the Decent Homes target. This figure assumes continuation of the current level of Right to Buy completions.

The funding gap facing the council if it continues to invest in its housing at existing levels is £184m. The total investment we need to find over the next 30 years is £1.6bn.

At the conclusion of the first 2 phases of consultation tenants agreed a Salford Standard of investment. The Salford Standard exceeds the Governments basic Decent Homes standard and if adopted would provide a higher level of investment including the costs of:

· Estate remodelling including ‘in-curtilege’ car parking, secure by design standards and ‘streetscape’ works;

· The particular investment required in each sheltered housing scheme such as ‘extra care’ or remodelling;

· Aids and adaptations;

· Non-dwelling assets such as unadopted roads, footpaths, play areas, garages and shops. 

Throughout the options appraisal process Salford’s tenants have consistently expressed higher aspirations for investment in their homes than what would be provided through meeting the Decent Homes target.

If we are to adopt the Salford Standard the investment needed over the next 5 years increases to £352m. The funding gap would also increase to £257m.

4. ‘GOVERNMENT RULES’

ODPM published in June 2003 detailed guidance for councils undertaking Stock Option Appraisals. Included in the guidance is an ‘appraisal assessment criteria’ confirming the information that will need to be provided when seeking ‘sign off’ and evidencing:

· Extensive tenant and leaseholder involvement throughout the process;

· Effective consultation including members and staff;

· A robust stock condition survey and viable, deliverable option appraisal;

· Examination with tenants of mixed model solutions;

· Support for tenant led solutions – local control and accountability;

· Links to other strategies and funding programmes such as Neighbourhood renewal and Housing Market Renewal;

· Tenants driving decision making and political commitment to the outcome of consultation;

· A Change Management Strategy confirming the steps being taking to deliver the appraisal outcome.

To date the council has achieved incremental ‘approval’ from Government for our compliance with the assessment criteria.

Verbal confirmation was given by the CHTF to the HOSG on the 6th May 2005 that subject to council approval for the HOSG recommended investment strategy and reassurances on the resources being made available to deliver the strategy, ‘sign off’ was likely to be granted.

5. CONSULTATION FEEDBACK

As confirmed in the Overarching Strategy 8 geographical areas were identified across the city and bespoke consultation programmes were developed for each individual area. Where possible each consultation area was given as much choice of options as possible. Any option must however be deliverable, viable, reflect any wider plans and strategies for the area and have a strong chance of government support. 

An Option Appraisal Matrix listing 16 different ‘tests’ or questions was agreed with the HOSG as the principal means of assessing the individual options for each consultation area and this was sent to tenants along with details of the option appraisal process, the options themselves and relevant local information. A questionnaire was also included in the ‘Information Pack’ enabling tenants to express a preferred investment option.

An example of the Option Appraisal Matrix is attached to the report.

Tenants were given every opportunity to discuss the information presented to them with either the council’s Housing Options Team or the ITA. A series of events, meetings and awareness raising activities were undertaken throughout the final consultation phase.

Details of all the final phase consultation events are attached to the report.

Both the HOSG and the ITA have confirmed that every effort has been made to involve tenants and to share appropriate information. The CHTF also confirmed that Salford’s Stock Options Appraisal had been the most comprehensive undertaken to date.

The response level from tenants is one of the highest achieved for an appraisal and ‘sign off’ has been agreed for other housing authorities with a less than 5% sample of tenant opinion.

Please note:

PFI = Private Finance Initiative;

RSL = Transfer to an existing registered social landlord;

LHC = Local Housing Company (new company/locally governed);

ALMO = Arms Length Management Organisation (the model not NPHL).

A more detailed description of each option is attached to the report.  

A summary of the consultation results for each consultation area is as follows:

	PENDLETON
	YES
	NO
	NUMBER
	%

	PFI
	313
	69
	
	

	ALMO
	175
	142
	
	

	TOTAL
	
	
	471
	17


	ORDSALL
	YES
	NO
	NUMBER
	%

	PFI
	40
	24
	
	

	RSL
	34
	31
	
	

	ALMO
	26
	67
	
	

	TOTAL
	
	
	116
	7


	C. SALFORD
	YES
	NO
	NUMBER
	%

	ALMO
	284
	43
	
	

	TOTAL
	
	
	430
	6


	SWINTON
	YES
	NO
	NUMBER
	%

	RSL
	126
	97
	
	

	LHC
	111
	115
	
	

	TOTAL
	
	
	314
	10


	LITTLE HULTON & WALKDEN
	YES
	NO
	NUMBER
	%

	LHC
	286
	118
	
	

	ALMO
	205
	206
	
	

	TOTAL
	
	
	587
	10

	ECCLES
	YES
	NO
	NUMBER
	%

	LHC
	203
	90
	
	

	ALMO
	119
	168
	
	

	TOTAL
	
	
	442
	8


	IRLAM & CADISHEAD
	YES
	NO
	NUMBER
	%

	ALMO
	66
	54
	
	

	RSL
	55
	72
	
	

	TOTAL
	
	
	170
	6


	BEECH FARM
	YES
	NO
	NUMBER
	%

	ALMO
	29
	4
	
	

	TOTAL
	
	
	44
	8


A table showing the consolidated results for the ‘west’ Salford consultation areas (Eccles, Irlam & Cadishead, Little Hulton & Walkden, Swinton) is shown below:

	WEST SALFORD
	YES
	NO
	NUMBER
	%

	LHC
	600
	323
	
	

	ALMO
	489
	562
	
	

	RSL
	443
	589
	
	

	TOTAL
	
	
	1521
	9

	Note: excludes Beech Farm 


The above figures are up to the 5th May 2005. 

Overall we have achieved a total response of 2548 from the tenant body, or around 9%. 

The ITA and individual HOSG members have audited the returns from tenants. Tenant HOSG members have also participated in a number of measures seeking to secure feedback from tenants including telephone contact, texting tenants and some ‘cold calling’.
In addition to seeking a preferred investment option tenants were also asked 2 further questions the results of which were as follows:

· Over 84% of tenants want greater local control and accountability over housing services and decision making;

· An average of 15% of all tenants responding in each consultation area are willing to be involved in developing housing options with the council after ‘sign off’ 

6. SHELTERED HOUSING

At the same time as completing the options appraisal a strategic review of all council owned sheltered housing schemes has been undertaken.

This strategic review has considered a range of issues influencing not just the need to meet the Decent Homes standard in our sheltered schemes but also:

· The demand for sheltered housing throughout the city;

· The changing needs and aspirations of older people;

· The need to remodel some schemes and reconfigure the services provided at some schemes;

· The viability of each scheme.

The recommendations arising from this review have been built into the investment profile for each of the 8 consultation areas and subject to Cabinet approval a bespoke consultation programme for sheltered housing will be undertaken during the next 4 months seeking the views of tenants, their advocates and staff as to:

· The review recommendation for each individual scheme;

· Preferred investment options.

The report entitled ‘Consultation on the future of the council owned sheltered stock in Salford’ will be presented and considered by Cabinet at the same time as this report.
7. PROPOSED INVESTMENT STRATEGY

The consultation results confirm tenant support for:

· A mixed investment strategy;

· Investment that achieves the Salford Standard where possible;

· Local and community based options.

Based upon these results the HOSG has recommended to the Cabinet the following investment strategy:

	PFI

	Consultation areas:
	Pendleton

	Bid:
	£168m

	Number of homes:
	2800

	Investment per property over 5 years:
	£25,450


	ALMO

	Consultation areas:
	Central Salford, Beech Farm, Ordsall

	Bid:
	£86m (likely to receive £69m)

	Number of homes:
	9100

	Investment per property over 5 years:
	£9,503 (£7,587 if 80%)


	Local Housing Companies

	Consultation areas:
	Eccles, Little Hulton & Walkden, Swinton, Irlam & Cadishead 

	Bid:
	£147m 

	Number of homes:
	16600

	Investment per property over 5 years:
	£8,904


TOTAL ALLOCATION SOUGHT FROM ALL 3 PROGRAMMES = £401m

Additional recommendations and comments from the HOSG were:

Beech Farm

Given the structural problems affecting most of the homes on the estate it was recognised that the ALMO and retaining ownership was the only short-term option. However the management of the homes could be undertaken by a locally based housing organisation such as a potential Swinton Local Housing Company and this will need further consultation with tenants alongside the proposed neighbourhood planning process.

Ordsall

Despite a preference for PFI it was recognised that the council would not receive Government support for 2 PFI bids given the scale of the Pendleton proposal and our lack of a track record in delivering housing PFI projects. It is also important to note that all 31 respondents from the Barracks Co-op expressed support for the RSL option and all of them rejected the ALMO option. It was agreed therefore that whilst ALMO be the short-term recommendation further consultation be undertaken as to the potential for extending tenant self-management across the whole consultation area.

Irlam and Cadishead  

Despite a preference for ALMO it was recognised that Irlam and Cadishead had not been offered a Local Housing Company option due to viability. However given the support shown for this option across West Salford and the potential for now offering this as a viable option it was felt that further consultation be undertaken with tenants. 

West Salford and the Local Housing Company option

That each area continues to be consulted separately on implementation including separate ballots at the appropriate time.  

A detailed Housing Options Appraisal undertaken by PwC is attached for information.

The PwC report includes a comprehensive sensitivity testing of each preferred option including impacts on:

· Resources such as Major Repairs Allowance (MRA), borrowing approvals and prudential borrowing, revenue contributions to capital and other capital receipts;

· Right to Buy sales and receipts;

· VAT implications;

· Overhanging debt;

· Central support services, management costs and income. 

A 5 and 30 year HRA Business Plan will be submitted to Government for ‘fit for purpose’ assessment based upon the recommended Investment Strategy. 

8. THE LOCAL HOUSING COMPANY OPTION

Whilst the ALMO, PFI and transfer to an existing RSL are well known and recognisable options, the LHC option is perhaps less well known.

An increasingly popular option of tenants in the larger metropolitan authorities such as Manchester, Liverpool and some inner London boroughs, a LHC is seen as a model that can:

· Secure a higher level of investment;

· Increase local control and accountability over policy and operational activity;

· Provide an opportunity for providing new social housing;

· Retain the strategic influence of the council;

· Bring new skills and capacity into managing homes and services;

· Provide a viable and deliverable 30 year Business Plan;

· Allow for the recycling of 100% of RTB receipts;

· Remove the debt through payment of a Government ‘dowry’.

A LHC is an independent, community based company limited by guarantee, registered with and regulated by the Housing Corporation and subject to inspection by the Audit Commission and/or Housing Corporation. 

The council would have an important role in monitoring the performance of the company and would be expected to support regulation and inspection.

The council would also have a major role in setting up the new company and devising its constitution including any requirement to work with the council in meeting its statutory duties and strategic priorities.

A Board comprising of tenants, members and independents govern the company and are responsible for all aspects of the work of the LHC including compliance with its constitution. Individual Board members must demonstrate a fiduciary duty to the LHC.   

Greater value for money and efficiencies can be achieved through a single parent body though this detail and agreeing the preferred model for each individual consultation area would need to be discussed with tenants and local members. 

The establishment of a LHC requires a positive ballot of tenants and the approval of Government. Ownership of homes transfers to the new company and tenants become tenants of the new company. Existing tenants rights are unaffected including the Right to Buy. Rents are subject to the Governments rent convergence criteria. 

Tenants in Eccles, Cadishead & Irlam, Little Hulton & Walkden and Swinton will over the coming months consider what a Local Housing Company could mean for them. It may be a newly created company just for their area, or it could link up with a Local Housing Company in another of the consultation areas. It could even join an existing organisation such as an RSL. The final choice will however rest with tenants and if they don’t like the idea of a Local Housing Company they can reject it in a ballot and continue to have their homes managed by an ALMO as at present. 

9. RISK ASSESSMENT

Delivering each option in the proposed strategy has a number of risks and it is a requirement of ‘sign off’ that these risks are identified and managed effectively.

A baseline statement of risks is attached to the report confirming how they will be managed and highlighting contingencies where appropriate. 

10. NPHL, HOUSING SERVICES AND CHANGE MANAGEMENT

Clearly the recommended investment strategy will have a major impact on NPHL and Housing Services.

The council will need to work very closely with NPHL, its staff and trades unions, to ensure:

· The establishment of a high performing ALMO focusing on Central Salford and contributing more effectively to the wider regeneration, housing market renewal and neighbourhood management objectives of the council and its partners such as the URC;

· The transfer of staff with the required skills and expertise to any new community based LHC’s;

· The transfer of staff with the required skills and expertise to a potential service provider for a PFI consortium.

The performance of NPHL must continue to improve. It is not a viable option for any tenant unless it achieves a 2* inspection rating. The council will need to maintain it’s important role in helping NPHL to improve its performance and prepare for the required inspection rating from the Audit Commission.

Managing a changed environment for housing in Salford will require an effective and comprehensive Change Management Strategy. 

A requirement of options appraisal ‘sign off’ PwC have begun the work of process mapping and identifying the distribution of housing resources across NPHL and the council’s Housing Services. All housing staff in the city whether based in NPHL or the council have been notified of the work being undertaken by PwC and will be heavily involved in developing and agreeing the Change Management Strategy.  

11. COMMON SERVICE PROVIDER

Developing a Change Management Strategy will also provide a unique opportunity to ensure the compliance of a number of housing services with ‘Think Customer’ principles and the neighbourhood management and customer focussed priorities of the council.  

Discussions have been held with Government and the Salford Housing Partnership as to the establishment of a special purpose vehicle designed to deliver a number of high impact and cross-tenure services across the city including:

· Older persons housing services;

· Choice based lettings;

· Anti social behaviour;

· Housing Advice;

· Home Improvement Agency;

· Homelessness provision;

· Asylum and refugee services;

· Building maintenance services.

A Common Service Provider (CSP) would essentially be an independent company limited by guarantee that would be either ‘stand alone’ and linked to the Salford Housing Partnership or linked formally to a parent body such as an ALMO, LHC or existing RSL. Its Board would comprise of council representatives and nominees from all the major housing service providers across the city.

· Helps to deliver the strategic priorities of the council in a more fragmented housing system;

· Provides a strong customer focus for a range of ‘front office’ housing services;

· Provides an opportunity for efficiencies and greater value for money;

· Creates added value through its funding potential and greater service innovation.

The CSP could also provide a number of ‘back office’ functions particularly for a changed NPHL and newly established LHC’s. The pooling of expertise, systems and processes into a CSP such as IT, financial and budgetary services, performance, personnel, procurement and marketing increases the viability of recommended investment strategy.

12. DELIVERY

Whilst ‘sign off’ will be an important achievement for the council, Government will need to be satisfied that Salford is ‘geared up’ for delivery and has identified the necessary resources, capacity and skills to achieve a challenging investment strategy. 

It is necessary therefore to consider the following:

Capacity

There will be a need to reconfigure teams within Housing Services to ensure the appropriate ‘in house’ capacity to deliver the options appraisal. Based upon best practice a dedication Options Delivery team will be established led by a person with appropriate knowledge and expertise. Short-term additional capacity will need to be put in place to enable the work on options implementation to take place without delay in Salford – a concern of Government.

A Change Management Group comprising of Senior Mangers from both the council and NPHL will provide a further opportunity to identify appropriate capacity particularly from within NPHL.

Specialist Support

The support and advice of specialist consultants will be critical to development and implementation of all the options. At present the procurement of the following consultants is underway:

· Independent Tenant Advisor – the delivery of a PFI and LHC option requires the continuing role of an ITA. In addition to impartial advice and support to tenants the ITA will also work with the council in developing a revised Tenant Compact and new Community Regeneration Compact;

· Financial and Options Development consultants – the complexity of implementing each option requires specialist financial and policy advice. Whilst PriceWaterhouseCoopers have been retained up until September 2005 a Prior Information Notice has been published in the OJEU with a view to securing specialist consultancy services beyond September.

Costs

The development and implementation of each option will incur ‘set up’ costs. The costs indicated are based on actual costs incurred by other local authorities and have been provided by PwC. 

A summary of these costs are listed below:

	TASK
	COST

	

	PRE – BID PREPARATION
	UP TO MARCH 2006

	Programme Application (all options)
	£75,000

	PFI – Outline Business Case
	£25,000

	Change Management Strategy
	£40,000

	Common Service Provider development
	£15,000

	Consultation and communication
	£50,000

	ITA
	£30,000

	

	Total
	£235,000


	TASK
	COST

	

	OPTIONS DEVELOPMENT 
	BETWEEN 2006 - 2008

	ALMO reconfiguration
	£400,000

	PFI implementation
	£2,000,000

	LHC implementation
	£3,250,000

	Common Service Provider implementation
	£135,000

	Change Management Strategy delivery
	£55,000

	Consultation and communication
	£100,000

	ITA
	£45,000

	

	Total
	£5,985,000


Whilst a proportion of these costs will be recoverable from the option programmes themselves it is important to stress the procurement of a potential £401m investment for council homes should the recommended investment strategy be approved and successfully implemented.

13. NEXT STEPS 

Assuming ‘sign off’ from Government in June 2005 key milestones in implementing the option appraisal are detailed below:

	PROGRAMME SUBMISSIONS

· ALMO
· LHC

	DECEMBER 2005

	PFI OUTLINE BUSINESS CASE


	FEBRUARY 2006

	PROGRAMME ANNOUNCEMENTS

· ALMO
· LHC
· PFI

	MARCH 2006

	ALMO IMPLEMENTATION

· ‘MOCK INSPECTION’
· S.27 CONSENT

· REVISED MANAGEMENT AGREEMENT & DELIVERY PLAN

· INSPECTION

· INVESTMENT


	EARLY 2006

AUTUMN 2006

AUTUMN 2006

WINTER 2006

2007-2010

	PFI IMPLEMENTATION

· INVITATION TO TENDER

· SHORTLISTING

· EVALUATION

· FINAL OFFER

· CONTRACT START

· INVESTMENT

	JUNE 2006

NOVEMBER 2006

MARCH 2007

APRIL 2007

MARCH 2008

2008 - 2010



	LHC IMPLEMENTATION

· SET UP LOCAL STEERING GROUPS

· SET UP LOCAL FOCUS GROUPS

· OPTION DEVELOPMENT AND BIDDING STRATEGY IMPLEMENTATION

· SHADOW BOARD

· BALLOT

· INVESTMENT

	JULY 2005

JULY 2005

JULY 2005 – AUGUST 2006

JUNE 2006

To be agreed

2007 - 2010


Key next steps for the West Salford consultation areas will be the production of an Option Development and Bidding confirming the arrangements and timetable for developing the LHC model. Important tasks included in the strategy will include:

· The establishment of a local steering group for each consultation area comprising of local members, existing tenant representatives, and new tenant representatives from the wider tenant body;

· The creation of local focus groups to enable regular tracking of tenant opinion as more detailed plans and proposals emerge;

· The appointment of dedicated ITA support and advice for each consultation area;

· The appointment of marketing and communication expertise to support the local steering groups;

· The establishment of shadow local boards;

· Regular communication with tenants leading up to a ballot on the LHC option during 2006.  

Ensuring programme spend during the 2007 – 2010 period will be critical to meeting the Decent Homes target by 2010.

Developing a procurement strategy that secures partnering arrangements with contractors and suppliers will be essential to achieving programme spend. Work is already underway in this area and will be taken forward alongside arrangements that will further secure the delivery of the whole housing capital programme over the next 4 to 5 years – private as well as public sector capital programmes. 

DESCRIPTION OF THE INVESTMENT OPTIONS

ARMS LENGTH MANAGEMENT ORGANISATION (ALMO)

An ALMO is a company with its own Board set up by the council to manage and improve council owned homes. The ALMO is owned by the council and operates under a Management Agreement between the council and the ALMO – in our case New Prospect Housing Ltd (NPHL). Homes are still owned by the council and tenants are tenants of the council not the ALMO. ALMO’s must receive a 2* performance assessment from the Audit Commission before it is eligible for Decent Homes funding. The ALMO arrangement requires Secretary of State consent and is for an initial 5 years only. A review of the early ALMO’s is already underway and initial proposals are for a more independent ‘self sufficient’ model or even transfer of ownership of the homes to the ALMO.

Funding is provided to meet the Decent Homes target only.

Rents are subject to Rent Convergence rules – tenants rights are protected

PRIVATE FINANCE INITIATIVE

An HRA PFI is a partnership between the public and private sectors. It involves a long term contract – typically 25 or 30 years – with a PFI contractor. The contractor is usually a consortium of an investor (lender), building contractor and service provider. Homes would be improved by the PFI contractor and managed by it. Homers are still owned by the council and tenants are tenants of the council not the PFI contractor. The PFI arrangement involves lengthy contract procurement but does provide an opportunity for the building of new social housing managed by the PFI contractor. At the end of the contract period management of homes would revert back to the council. Tenants and members would be involved in drawing up the contract and its subsequent monitoring. 

Funding is provided to meet a Salford Standard and a 30-year Business Plan.

Rents are subject to Rent Convergence rules – tenants rights are protected.

TRANSFER TO AN EXISTING RSL

The council would transfer ownership of homes to a preferred existing Registered Social Landlord or RSL. The RSL would have responsibility for improving the homes to a required standard and for managing them. RSL’s are ‘not for profit’ companies regulated by a Government body, the Housing Corporation. RSL’s are run by a Board of tenants and independent specialists. Tenants would be tenants of the RSL and this option requires a ballot.

Funding is provided to meet a Salford Standard and a 30-year Business Plan.

Rents are subject to Rent Convergence rules – tenants rights are protected.

LOCAL HOUSING COMPANY

The council would transfer ownership of homes to newly created local housing company. As a community based organisation a Board of tenants, members and independent specialists would have responsibility for improving the homes to a required standard and for managing them. The LHC would be regulated by the Housing Corporation and subject to inspection by it or the Audit Commission. Tenants would be tenants of the new LHC and this option requires a ballot.

Funding is provided to meet a Salford Standard and a 30-year business Plan

Rents are subject to rent Convergence rules – tenants rights are protected.

OPTIONS DELIVERY - RISK MANAGEMENT

BASELINE ALMO RISKS

	DESCRIPTION
	PREVENTATIVE ACTIONS
	CONTINGENCY ACTIONS

	Description of risk
	Description of impact
	Probability


	Impact
	Preventative 

Actions
	Owners
	Outcomes
	Contingency

Actions
	Owners
	Outcomes

	 Does not meet 2* performance standard
	Will not access Decent Homes funding through the ALMO programme for 2nd time
	Medium
	High
	Council will continue to work closely with NPHL
	LM Housing/

Housing Services
	Continued improvement in performance
	Linkages and arrangements with high performing neighbouring ALMO’s to be developed
	LM Housing/

Housing Services/

NPHL
	Alternative management arrangements put in place/developed to maximise performance 

	 Does not provide level of investment needed
	Salford Standard not met and no long term viable HRA Business Plan
	High
	Medium
	Council will continue to discuss and develop other investment opportunities with tenants
	LM Housing/

Housing Services
	Additional investment to ALMO funding identified including new ownership and management arrangements
	Investment in new affordable housing provision agreed with tenants / strong linkages to neighbourhood management and regeneration objectives
	LM Housing/

Housing Services
	Salford Standard met through new provision and longer term viability secured 

	Mid to long term viability in question
	Right to Buy and lack of long term certainty as a vehicle erodes viability and confidence
	High
	High
	Council and NPHL will look to influence national policy agenda and develop greater ‘self sufficiency’
	LM Housing/

Housing Services/

NPHL
	Greater financial viability – evolution into a new constitution and cross boundary linkages
	Council will continue to discuss and develop other investment and management options with tenants
	LM Housing/

Housing Services
	Long term investment and management solutions in place


BASELINE PFI RISKS

	DESCRIPTION
	PREVENTATIVE ACTIONS
	CONTINGENCY ACTIONS

	Description of risk
	Description of impact
	Probability


	Impact
	Preventative 

Actions
	Owners
	Outcomes
	Contingency

Actions
	Owners
	Outcomes

	Failure to attract sufficient interest from the private sector
	Will not access Decent Homes funding through the PFI programme 
	Medium
	High
	Council will vigorously market test the scheme and raise awareness amongst investors
	Housing Services/

Specialist consultants
	Early and identified private sector interest in the prospectus for Pendleton
	Continued management of the stock by NPHL allows for contingency of a 2* ALMO option
	LM Housing/

Housing Services/

NPHL
	Decent Homes target met through a reserve ALMO bid 

	Protracted contract procurement
	Delays in commencing and completing improvement works resulting in failure to meet Decent Homes target
	Low
	High
	Council will apply best practice from PFI housing pathfinders and work closely with ODPM PFI team to deliver an appropriate procurement timetable
	Housing Services/

Specialist consultants
	More certain procurement period and subsequent contract period and milestones
	ODPM agreement as to compliance with Decent Homes requirements once Final Offer made
	Housing Services
	Whilst investment will have begun recognition that we have met the Decent Homes target despite not having completed the works

	Long term demand and viability of some of the housing stock in question
	Too high a risk for the private sector resulting in reluctance to invest
	Medium
	High
	Neighbourhood planning process will identify unpopular and redundant housing stock
	LM Housing/

Housing Services/

Pendleton Steering Group
	Identification of housing stock with a long term and sustainable future making the prospectus more attractive to investors
	Reprovision of unpopular homes with new built affordable homes through the PFI proposal
	Housing Services/

Pendleton Steering Group
	Community support for reprovision proposals


BASELINE LOCAL HOUSING COMPANY RISKS

	DESCRIPTION
	PREVENTATIVE ACTIONS
	CONTINGENCY ACTIONS

	Description of risk
	Description of impact
	Probability


	Impact
	Preventative 

Actions
	Owners
	Outcomes
	Contingency

Actions
	Owners
	Outcomes

	Level of overhanging debt and need for a substantial dowry
	Failure to attract Government support
	Medium
	High
	Detailed exploration pre bid of:

VAT shelters/

RTB receipts sharing/

Management costs/

Partnering arrangements such as the proposed CSP
	Housing Services/

Specialist consultants
	Competitive dowry requirement
	Federal LHC structure demonstrating greater efficiencies 
	Housing Services/

Specialist consultants
	Competitive dowry requirement

	Need to achieve a positive level of support through a ballot of tenants
	Failure to evidence tenant support resulting in removal from transfer funding programme
	Low
	High
	Delivery of an effective option development and bidding strategy involving local members and local communities 
	LM Housing/

Housing Services/

Specialist consultants
	Strong support from the tenant body throughout the process
	Continued management of the stock by NPHL allows for contingency of a 2* ALMO option
	LM Housing/

Housing Services/

NPHL
	Decent Homes target met through a reserve ALMO bid

	Governance structures need to attract people with skills and expertise
	Failure to obtain Housing Corporation registration
	Medium
	High
	Early identification of tenants, members and independents with appropriate skills 
	LM Housing/

Housing Services


	Shadow Board developed that will achieve registration
	Council will work closely with the Housing Corporation to provide a range of capacity building measures for Shadow Board
	LM Housing/

Housing Services/

Housing Corporation
	Housing Corporation certainty as to abilities of the Shadow Board
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