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Executive Summary

Introduction

Each year the City Council reviews the progress that is being made on its holistic five year Housing Strategy Statement for Salford, and needs to update this document to reflect any changes that may have arisen during the past year. It also produces a Business Plan for the Council’s own housing stock. 

Local people and organisations are involved in developing and commenting on the content of the Housing Strategy, and tenants are specifically consulted on the Business Plan for the Council owned stock in the City. 

The Business Plan for Council Stock is a vital part of the overall Housing Strategy so it is important also that local people and partner organisations, as well as the tenants themselves, are aware of what it contains and are able to contribute to its development. It is produced as a separate document, but should be read in conjunction with the Housing Strategy Statement. It provides a comprehensive review of the management of the services to Council tenants and describes how the new Arms Length Housing Company, New Prospect Housing Limited, is to operate when it begins its operations in September 2002. It shows how the ‘Service Improvement Plan For Housing Management Services’ will result in improvements being made following an inspection carried out in June 2002 by the Housing Inspectorate.

Our Vision

The Council will aim to ensure that every person in the City can live in a decent home. We will achieve this by:

· Investment in the management and maintenance of both Council and Registered Social Landlord (housing association) owned homes.

· Maximising the investment opportunities available from public and private investment sources.

· Working with home-owners and private landlords to help them manage and maintain their properties effectively.

· Working to the Government’s target of ensuring that all of the Council owned housing stock achieves a 'decent' standard by 2010.

· Working with a wide range of public and private sector partners to reduce unfit and empty private sector housing by at least one third by the year 2004.

These objectives are consistent with the City Councils pledge for “Quality Homes for All”, which is one of six Council pledges that underpin the City Council’s Strategic and Best Value Performance Plan. In respect of ensuring that the Council’s own ‘Housing’ functions are delivered effectively, Housing Management Services underwent a Best Value Review in 2002, with a review of Homelessness Services to be carried out in 2003 and Private Sector Housing Services is to be reviewed in 2004. Our Best Value Performance is detailed in the City Council’s Best Value Improvement Plan.

The Housing Market in the City

Public Sector Stock Condition and the Government’s ‘Decent Homes’ Target

In both the Housing Revenue Account Business Plan and the Delivery Plan of the new Housing Company, New Prospect Housing Limited, there are specific proposals for significant reductions in the level of ‘non-decent’ Council owned homes in Salford. These proposals are subject to the Council receiving substantial additional funding from the Government than it has received in the past. 

In order to deliver its new targets based on the additional funding becoming available, comprehensive and detailed property refurbishment programmes for the whole of the Council’s stock are to be developed and implemented from 2003/2004. Properties that are becoming obsolete or have no demand, such as some sheltered housing schemes, will have their future use reviewed and arrangements made to change the use of, dispose of or demolish such stock as appropriate.

Private Sector Stock Condition

A Private Sector House Condition Survey was commissioned in 2001, which involved the physical inspection of a sample of 1400 (2%) private sector dwellings across the whole of the City. 

In broad terms the survey describes an improved position on Unfit Homes but a deteriorating position on homes in general disrepair. 

Housing Marketing Strategy

Since the production of the Council’s first Housing Marketing Strategy Report in 2000, there has been a major report produced covering the housing market in the region as a whole, and a number of new City Council plans and strategies have been published. 

A primary focus of the City Council is to "promote Salford as a place to live, work, study, visit and play". The Housing Marketing Strategy supports this vision as it takes a cross tenure approach of promoting housing within the city, and also by working with partners which include residents from all the housing tenures. The success of this Strategy will rely upon genuine improvements being made to services, which includes the successes of neighbourhood regeneration projects. 

The Strategy also aims to proactively seek opportunities for attracting investment by publicising the many innovative programmes and successes taking place with regards to ‘Housing’ in the City, using these to influence potential investors and shape the changing image of Salford to decision makers. 

Progress and Achievements During 2001-02

National Policy – Meeting the Government’s Objectives

Actions that have been taken which reflect the City Council’s commitment to achieving results against the objectives set by the Government include:

· Encouraging Sustainable Home Ownership – A ‘Homeswap’ scheme has been piloted to assist those owner occupiers trapped in ‘negative equity’ homes. A Home Ownership Co-ordinator has been appointed to help with policy development, and contributions were made during the Government’s consultation process for the development of the Regulatory Reform Order for the Renewal of Private Housing;
· Promoting A Healthy Private Rented Sector – The City Council has developed a Landlord Accreditation Service in one pilot area and by summer 2002 had accredited over 30 landlords. 
· Raising The Quality Of Social Housing – The City Council has continued to invest in the fabric of its own stock and to assist partner RSLs to develop solutions for their worst stock. Egan principles for the delivery of Painting and Environmental Schemes are encouraged.
· Providing Affordable New Housing – The Council has encouraged the development of affordable new homes of all tenures, where appropriate, although with the current over-supply situation it has not proved necessary to require Planning Agreements for the provision of affordable housing.
· Promoting Choice Based Lettings – The Lettings Policy has been revised and the Salford Property Shop opened. An internet based Lettings Choice service has been developed through Property Shop.
· Strengthening The Protection Available To The Homeless – The Council has completely reviewed its Homelessness Service and begun work on plans to provide new accommodation facilities for the homeless with a Registered Social Landlord.
· Moving To A Fairer System Of Affordable Rents – The implications of ‘Rent Restructuring’ on rents for Council properties has been assessed and preparations begun for its implementation;
· Improving Housing Benefit – The Housing Benefit Services has been consolidated under a single Directorate, and a Call Centre introduced for customer enquiries.
· Tackling Other Forms Of Housing Related Social Exclusion – Contributions have been made to the development of the Community Plan Social Inclusion Partnership, and on reviewing both the Anti-Poverty and Fuel Poverty Strategies. ‘Supporting People’ is being developed successfully and the Council has extended its range of Supported Tenancies available. 
· Housing Policy Development - The Council actively involves itself in the work of the Local Government Association and the Office of the Deputy Prime Minister on a wide range of policy development issues.
Regional Policy And Cross-Boundary Partnerships

Salford City Council tries to contribute constructively to housing debate across the region, and recognises the importance of working with its neighbouring local authorities:

· The Council has a continuing involvement in the North West Regional Housing Forum.

· Salford has worked in collaboration with other Councils in Greater Manchester to commission sub-regional Housing Market intelligence and the sharing of good practice.

· The development, in partnership with Manchester City Council, of the ‘Central Manchester & Central Salford Housing Market Renewal Fund Prospectus’.

· The forming of a partnership with Oldham MBC to share policy development for Private Landlord Accreditation Services.

· Ongoing work with Manchester, Oldham, Rochdale and Liverpool Councils to develop improved contact and relationships with the lending industry.

· Salford contributes to the work of the Greater Manchester Homelessness Group.

Corporate Working and the Salford Local Strategic Partnership

Working on corporate objectives, strategies and plans is demonstrated in the examples given below:

· Salford’s Community Plan was launched in 2001. Progress has been achieved in integrating Strategic Housing issues within the overall Plan, but due to competing priorities the proposed launch of the Salford Housing Partnership has been delayed until Autumn 2002. 

· The Council has developed a Public Service Agreement one element of which is aimed at extending Landlord Accreditation Services in the City and encouraging the support of as many landlords as possible.

· Dialogue with Health and Social Services partners continues to address areas of mutual interest with Housing, including on Best Value Service Reviews. 

· Fighting Poverty has taken a greater focus with active participation from the Social Inclusion Partnership

· Assistance to ‘Asylum Seekers’ continues through a multi-partner steering group.

· We are working with Salford University to develop the best options for Student Accommodation in the City given their own recent Estates Review. Specifically we are looking to the Adelphi area as a major new opportunity for regeneration.

· We have contributed to the work of the Crime and Disorder Partnership through our work on Landlord Accreditation, ASBOs and Burglary Reduction

· We have worked to develop new approaches to Service Delivery including one stop shops, call centres, and business process re-engineering in line with the City Councils E-Government Pathfinder status

· A Neighbourhood Renewal Strategy has been developed, and a framework document sets out the approach for how the strategy will be developed for Salford for the latter half of 2002. The Strategy will be built on the substantial amount of work already carried out through the development of the Community Plan, Public Service Agreements and the findings from Salford's Area Regeneration Task Group. The Housing Strategy is a key building block in the Neighbourhood Renewal Strategy and will be developed alongside the work being carried out with Manchester City Council on the new Housing Market Renewal Fund project.  

Performance Management
The City Council is committed to continuous assessment and improvement. High level corporate pledges are translated into rigorous Corporate and Departmental Targets and these are cascaded down to staff , tenants and residents, and partners through the Community Plan.

Progress Made In Achieving “Quality Homes For All”  

The Council is continuing to develop a holistic Area Planning based approach to progressing housing improvement across all tenures. These plans are subject to close scrutiny by local community committees. Key regeneration plans are subject to detailed consultation in local areas like the New Deal Area in Kersal and Charlestown, and Neighbourhood Renewal Areas in Seedley & Langworthy, Broughton and Weaste & Claremont.

The Council’s Own Housing Stock

September 2002 will see the formation of Salford’s Arms Length Management Organisation, “New Prospect Housing Limited”. The Service Improvement Plan for the new organisation has been finalised following an inspection by the Housing Inspectorate in June and taking account of the recommendations and advice that was received. 

The City Council will continue to have a strategic Housing Directorate which will include amongst its functions the role of monitoring the performance of New Prospect Housing. The City Council will continue to investigate and pursue alternative methods of investing in Council owned stock so as to maximise the ability to bring in additional resources for management and maintenance. It will also  and also work closely with the Company on identifying and organising the demolition, disposal or regeneration of stock in areas of low demand. 

Registered Social Landlords (Housing Associations)

A key objective is to investigate and resolve the high level of empty homes in the Housing Association stock in the City and work with partners to develop options, which are consistent with area strategies, for future sustainability and development. Examples include:

· A partnership with Salford First (Manchester Methodists Housing Group) to reduce the levels of empty homes in the Seedley and Langworthy area.

· A partnership with Portico Housing Association, Space New Living and Irwell Valley Housing Association to reduce the levels of empty properties in Higher Broughton. Notable progress has been made with the Duncombe Street, Zsara Street and Hill Street projects where a combination of remodelling and clearance has reduced the levels of unpopular and obsolescent stock.

· Local Authority Social Housing Grants are targeted at key areas to assist in the regeneration of obsolescent and hard to let stock. 

· Supporting the development of projects in the Eccles Renewal Area with St. Vincents, Irwell Valley and Manchester Methodists Housing Associations, which helped to meet local demand for family accommodation and fill existing vacant dwellings.

Home Owners

The City Council has continued to develop new approaches to Private Housing Renewal Policy in the context and spirit of new Government guidance. Examples include:
· Targeting resources on the areas with the worst housing conditions, such as Broughton, Seedley and Langworthy. For people who have insufficient resources of their own to maintain their homes assistance has been made available by developing a Home Improvement Agency service with Anchor Housing Trust.

· Positive action has been taken against those home owners who fail to maintain or deliberately abandon their homes. 

· Worked with lenders to produce solutions for people trapped in mortgage debt or negative equity, including the development of an innovative ‘Homeswaps’ package.

· Developed a partnership with Bovis Lend Lease and In Partnership to remodel the Higher Broughton Area.

· During 2001-02 provided 197 Home Repairs Assistance Grants, 90 Renovation Grants, 56 Disabled Facilities Grants and carried out remedial works to 7 Houses in Multiple Occupation, with a combined investment of just under £2.9 million.

Private Landlords And Their Tenants

The City Council places great emphasis on developing an effective Private Landlords sector in the Housing Market where set standards must be achieved by all. To achieve this objective a number of initiatives have been introduced by the City Council, including:
· Developing a voluntary system for accrediting good private landlords. A Public Service Agreement sets a challenging target to accredit 400 private landlords in three years. 

· Agreeing a ‘Code of Standards for Private Landlords’ with the Landlords’ Forum in August 2001. All accredited Landlords are now provided with a detailed guidance manual on how to maintain the necessary standards expected of them. 

· Developing better advice, support and assistance to the tenants of Private Landlords 

· Dealing with incidences of nuisance from the tenants of Private Landlords, and taking action jointly  with the Crime and Community Safety Unit and local regeneration partnerships.

Home Energy Conservation

A major recent achievement has been the TEECA scheme which has entailed the declaration of Eccles Ward as an Energy Conservation Area.  This has raised the profile of energy efficiency among Eccles Ward residents through marketing, publicity and incentives for the take-up of energy efficiency measures and services. Energy saving discounts, grant assistance and loan facilities have been provided for householders in private sector housing who did not qualify for assistance under other schemes. A community referral network has been provided, and referrals made under the Home Energy Efficiency Scheme, Energy Utility Companies’ Standard of Performance Schemes, and other programmes offering assistance for energy efficiency measures. Energy efficiency education was also provided for young people through local schools as an integral part of the scheme. Our Home Energy Conservation and Fuel Poverty plans continue to make good progress. 

Reducing Burglary

Our in-house Burglary Reduction Team continues to provide support, advice and interventions to the victims of crime. The performance on Home Office awarded investment last year is currently being evaluated and the results are not yet available however the scheme achieved maximum uptake of resources and attracted additional funding from the Communities Against Drugs programme.

Tackling Neighbourhoods That Require Major Change

Major regeneration, physical transformation and stability has been achieved in many areas od Salford. Despite this intensive investment in the past 12 years in the City, particularly in public sector stock in Central Salford, there are a number of neighbourhoods which have identified as in need of receiving priority attention for strategic intervention, resources and investment:

Broughton and Chapel Street

· A Neighbourhood Renewal Assessment has been completed for both the Higher and Lower Broughton areas.

· An Innovative partnership has been formed with Bovis Lend Lease, In Partnership, and Midland & City Developments to redevelop the Higher Broughton area.

· Further phases of investment have been secured with the Housing Corporation to continue with the Zsara Project in partnership with Irwell Valley and Space New Living Housing Associations.

· A ‘master plan’ has been completed for the area with Taylor Young Consultants, and an agreement reached with the North West Regional Development Agency for funding support, in order to progress the regeneration plans for the Lower Broughton Area.

· We are continuing to support new Housing Opportunities in the Chapel Street Corridor. Projects with Irwell Valley Housing Association and Bellway Homes are both design and implementation stage. This is consistent with our objectives to diversify tenure and improve the quality of accommodation. Of note is the work on the former Salford Model Lodging House which has been transformed to provide exciting City Centre living.

Seedley & Langworthy 

· A programme of acquisition has continued in order to facilitate clearance of obsolescent stock.
· Group Repair activity has commenced in Langworthy North.
· The new ‘Homeswap’ initiative has been piloted. 
· Private Landlord Accreditation has been piloted.
· Improvement Grants have been provided to the stable parts of the area and to assist the most vulnerable residents
· A plan for the provision of a new school for the area has been agreed.
Charlestown and Lower Kersal ‘New Deal’ Area

· A Group been established to work towards setting the housing agenda for the area. This is also seen as an opportunity to challenge existing housing practices and to try out ‘new tools’ to achieve better housing and physical conditions in the area.

· Work has commenced with local housing associations, primarily Manchester Methodist and Space New Living, to develop projects that will tackle the incidence of a high level of empty properties in the ‘New Deal’ area.

· Private Landlords are being encouraged to have an active involvement in the New Deal programme and the community.

· Anchor Housing Trust has been invited to develop a role in identifying vulnerable groups in the community and then target resources to improve their housing conditions.

· A Neighbourhood Renewal Assessment is to be commissioned shortly to assist in the process of setting the housing agenda for the area based on the duration of the ‘New Deal for Communities’ investment programme.

Claremont and Weaste

· These two Wards are exhibiting clear evidence of the spread of Housing Market collapse from the Inner City Core. Three separate Neighbourhood Renewal Assessments have been carried out in the worst parts of the Wards, and a strategic action plan for their future is to be consulted upon and agreed. 

The Eccles Renewal Area and the Western Gateway

· The Eccles Renewal Area programme will shortly be completed, but ongoing work will still be required to ensure the sustainability of the area is maintained. 

· A major study into the Liverpool Road Corridor has been commissioned, and a number of run-down commercial units for demolition and re-provision of either amenity space or modern residential accommodation have already been acquired. 

· The whole area has been designated as the Western Gateway to the City in the Neighbourhood Renewal Strategy and key work has begun to identify options for addressing the future housing sustainability of the area. 

Little Hulton and Walkden

· The ‘Single Regeneration Budget’ programmes of works in the area have now been completed and a review of the investment and outcomes is being carried out. Considerable intervention has been achieved notably on improving the standard of Council and RSL stock and in developing new homes for sale with the private sector.

Area Housing Statements and the Community Strategy

The City has been sectionalised into nine service delivery areas, with area based Community Committees now well established for each sector. These Committees develop local action plans for their area, which is then fed directly into the community planning process.

Alongside this work the Council has carried out a detailed spatial analysis of the City and established potential options for regeneration and service development. This analysis has been reviewed with the Community Committees and an agreed set of regeneration objectives and land use options have been agreed.

The various information sources are being compiled to give a ‘pen portrait’ for each of the nine areas, and this comprehensive document is to be published by the end of 2002.

Conclusion and Summary

Significant progress has been made against the City Council’s aims and objectives for Housing in the City. With the introduction of Comprehensive Performance Assessment and the new assessment regime for Housing Strategies and Housing Business Plans, the Council is looking forward to a new approach to the assessment and delivery of its Housing Strategy for Salford. 

The Council and its partners are about to embark on a major series of changes that will dramatically affect the future of housing investment in the City. These include:

· The creation of an Arms Length Management Company, New Prospect Housing Limited, which take over the management of the Council’s own housing stock from September 2002. Subject to meeting the necessary standards of management this will eventually result in a substantial grant from the Government being made available which will aim to ensure that all properties reach the ‘decent homes standard’ by 2010.

· A major rationalisation exercise is anticipated for the Council’s own stock, with thousands of properties being planned for review and appraisal over the next ten years.

· Salford has been successful in being chosen to share with Manchester a ‘Pathfinder’ project for the new Housing Market Renewal Fund, generating many millions of pounds of Government aid over the coming years to address private sector housing decline issues in the Inner City part of Salford.

· Resulting from these changes will be significant organisational changes within the City Council, thus ensuring that the necessary staffing and support services are in place to deliver the new Housing programmes and investment.

Taking account of the above factors, 2002 sees the start of a major change to the Housing Strategy for the City of Salford. Millions of pounds of Government aid, attracting many millions more from private sector sources, that will address previously set objectives and priorities will soon become available. Clearly this will have a major impact on the development of the Housing Strategy over the next few years, and will require excellent partnership working by all the stakeholders involved reaping the successful changes that are envisaged for the area.

The supporting papers to this document provide evidence and plans, which will feed into the Neighbourhood Regeneration Strategy and Community Plans for Salford.

These include:

· The City Councils Best Value Improvement Plan

· The results of the Private Sector Stock Condition Survey

· A review of the Population of the City

· The City Councils Housing Strategy Action Plan

· The Housing Revenue Account Business Plan and Service Improvement Plan

Copies of these documents are available on our website at www.salford.gov.uk or from our Housing Strategy team by e-mailing bob.osborne@salford.gov.uk. Alternatively you can contact our Head of Investment Strategy, Malcolm Barton at Turnpike House, 631 Eccles New Road, Salford M50 1SW.

Salford Housing Services – Strategy 2002 – Supplement

Strategy Action Plan 

	Key Outcome
	Milestone
	Evaluation

	Encouraging Sustainable Home Ownership.

· Continue to develop the Homeswap scheme and roll it out to other areas of the City. 

· Continue to develop our partnerships with the lending industry to develop solutions for Home Owners in obsolescent housing; 

· Develop Private Sector Housing Policy following the launch of guidance emerging out of the Regulatory Reform Order
· Develop support and provide advice to those Home Owners with sufficient resources to maintain their homes to ensure they are aware of their rights and responsibilities and facilitate Loans and other mechanisms to assist them;


	Extension of the scheme to Broughton

Agreement with CML/Lenders developed in the context of the Manchester/ Salford Housing Market Renewal Partnership

Official launch of policy

The Regulatory Reform Order guidance


	Analysis of the Seedley and Langworthy Pilot

Development of protocol as part of the Housing Market Renewal Fund  prospectus

Evaluation protocols will be built into the policy and will be measured by partners/ users following the launch

We will develop new customer satisfaction  techniques in order to examine this policy



	Promoting a healthy Private Rented Sector 

· Implement a Public Service Agreement to extend and stretch our Landlord Accreditation Services to other areas of the City with clear targets to accredit as many landlords as possible

· Launch Landlord Accreditation Guidance Manual
	Extension of the Service to the Kersal & Charlestown and Broughton Regeneration Areas

High Profile launch of the Manual in partnership with Oldham MBC
	Number of Private Landlords Accredited in line with the PSA

Landlords satisfaction with the Manual



	Raising the quality of Social Housing

· Continue to invest in Council owned stock in partnership with New Prospect Homes Limited

· Develop a commissioning partnership with RSLs to assist in maximising investment in their stock. 

· Extend Egan style partnering to a wider range of projects  
	HRA Business Plan and NPHL Delivery Plan

Launch of Joint Commissioning Concordat

HRA Business Plan and NPHL Delivery Plan
	Performance in meeting the Decent Homes Standard

Performance in developing a coherent RSL investment programme

Contractual performance



	Providing Affordable New Housing

· Contribute to the development of the UDP and develop supplementary planning guidance which will address the provision of affordable housing in the City

	UDP Deposit Plan
	Housing Market Demand Study and study of new Home Owners

	Promoting Choice Based Lettings 

· Review our Lettings Policy in light of the provision of the Homelessness Act 2002. 

· Work with RSLs and Private Landlords to promote choice through our Property Shop and Web-pages;
	Homelessness Strategy

Updated Marketing Strategy with SLAs with Landlords
	Performance in delivering Choice based lettings. Customer Satisfaction Surveys

Market Demand Study and User Surveys



	Strengthening the protection available to the Homeless 

· Establish a new Homelessness and Housing Advice Team and begin the work of re-skilling and re-training our staff to meet the new Homelessness Codes of Guidance. 
· Commission a partner RSL to develop a replacement hostel for Homelessness Families. We will examine the need for a further hostel for young single homeless people in the outer city;

	Publication of  Homelessness Strategy

High profile launch of proposed new facility
	Market Demand Study and User Survey

Project Plan



	Moving to a fairer system of affordable rents 

· Progress work on rent restructuring and establish the implications for the HRA business plan


	Completed

Rent Restructuring Policy
	Sensitivity Analysis of the effect of rent changes

	Improving Housing Benefit 

· Continue to develop services and monitor the success of the Call Centre;

	Improved BVPI performance
	BVPI process

	Tackling other forms of Housing Related Social Exclusion – 

· develop and introduce the Anti-Poverty and Fuel Poverty Strategies
· contribute the Crime and Disorder Strategy 
· participate in the Social Inclusion Partnership
· establish a more robust relationship with the Primary Care Trust and the Community & Social Services Directorate in respect of Health matters
· work closely with the Youth Service to promote education in Housing Choice

	Published policy

Housing projects fully integrated within the strategy

Publication of a Asylum Seekers/Refugee Strategy

Develop as part of Shadow Supporting People Strategy

Launch of positive marketing campaign


	Quality of Life Survey

BVPI and PSA targets

Monitoring by RAPAR

Number of positive meetings with partners

Survey of Young People

	Working across boundaries and sub-regionally

· Further development of the Housing Market Renewal Prospectus with Manchester
· Development of the Greater Manchester Homelessness Providers Group to meet the objectives of the Homelessness Act 
· Development of an improved network of information on Asylum Seekers and a collective position on delivery
· Develop of a regional “think-tank” on Private Sector Renewal Regulatory Reform
· Development of a Greater Manchester Housing Strategists Group which will share Market Intelligence and develop a cohesive cross-boundary approach to Housing Strategy Development
· Continued work with colleagues across the region who are developing Supporting People.

	Prospectus launch and formation of Strategic Partnership

Joint action plan

Joint Action plan

Development of Best Practice Network

Development of Housing Market Study process

Further Development of Network and sharing experiences
	ODPM monitoring (to be determined)

Frequency and meetings and performance against plan

Performance against plan

Uptake of Best Practice Information

Validity of Market Intelligence and assessment of use

As per ODPM processes

	Corporate Working

· Fully integrate the Housing Strategy with the Neighbourhood Renewal Strategy

· Develop a partnership with the Primary Care Trust and the Community and Social Services Directorate to establish a strategy for Health and Housing related issues

· Assist in the development of a Living Environment partnership and develop the Salford Housing Partnership as a sub-group of that organisation.

· Assist in the development of the prospectus for the regeneration of Central Salford


	Completed Neighbourhood Renewal Strategy

Shadow Supporting People Strategy

Annual report of the SHP with a clear action plan which will feed into this strategy

Completed prospectus
	GONW scrutiny

ODPM scrutiny

Evaluation by partners

Evaluation by partners

	Monitoring New Prospect Homes Limited

· Develop processes to monitor the ALMO’s performance against the HRA Business Plan with specific regard to meeting the Decent Homes Standard

· Develop an Area Based investment plan to guide the ALMO in its move towards the Decent Homes Standard


	HRA Business Plan 2003

Publication of Plan


	Tenants Satisfaction and ALMO board member review

ODPM monitoring



	Working with RSLs

· Engage with Housing Associations to reduce their void stock across the City through Joint Commissioning;

· Ensure that by working in partnership with Housing Associations that all of their stock is managed and maintained to the best possible standards and seek to establish how they will meet the Decent Homes Standard

· Through Joint Commissioning develop an approach where Housing Associations concentrate their efforts on a specific part of the city so as to maximise their effectiveness  

· Continue to work with the Housing Corporation to maximise external resources coming into the City Of Salford 


	Publication of joint investment plan

Publication joint investment plan

:Publication of “zoning” agreement

Contribution to Regional Housing Statement
	Housing Corporation

Housing Corporation

Housing Corporation

Analysis of Allocations and benchmarking

	Working with Private Landlords

· Extend the voluntary system for accrediting good private landlords and further develop options for Landlord Licensing. This will be supported by a Public Service Agreement

· Continue to take enforcement action against private landlords who fail to manage and maintain their properties efficiently and developed a more proactive approach

· Further develop advice, support and assistance to the tenants of Private Landlords with an enhancement of the Housing Advice Service.  Particularly target vulnerable and hard to reach groups.


	 Launch of the Private Landlord Accreditation Service jointly with Oldham MBC

Launch of Private Landlord Accreditation Action Plan

Launch of Rent Deposit Scheme

Relaunch of Rental Bond Scheme
	Surveys of both landlords and tenants

:Performance of Plan outputs

Uptake of both schemes

	Regeneration and Support

· Continue  area regeneration programmes and contribute to the re-population of the North West's urban core in accordance with regional policy

· Work with the Salford Crime Reduction Partnership to reduce Domestic Burglary through a combination of target hardening and advice and joint operations with Greater Manchester Police. Develop and promote our service for resolving problems of Nuisance and Anti-Social Behaviour.

· Work with the Energy Saving Trust, other Greater Manchester Councils, Fuel Providers and Network Installers to provide warm and energy efficient homes and reduce fuel poverty. 

· Provide a network of support for people who are vulnerable and/or have special needs. Work with specialist providers and the Health Authority to provide a range of housing options

· Provide people with choice in seeking their housing solutions. Give access through local housing offices, the Housing Shop and the Internet to a range of housing choices.

· Provide a strategy for the housing for Elderly Residents of the City Of Salford

· Ensure there is a sufficient supply of housing by analysing what people want and what they need. Use the community consultation network to gather together local views on housing requirements.

· Look ahead 30 years and provide a vision for housing needs of the City over that period of time. Provide a clear five-year strategy for the Housing Market in Salford.


	Unitary Development Plan and Supplementary Planning Guidance

Updated Crime and Community Safety Strategy

Updated HECA and Fuel Poverty Strategy

Supporting People Strategy

Updated Marketing Strategy and revised Lettings Policy

Review of underused sheltered accommodation and development of Elderly Village concept

Greater Manchester, Manchester/Salford and City Market Intelligence report

Housing Strategy Update and HRA Business Plan
	Programme performance and population statistics

Performance against Strategy

ODPM scrutiny

Supporting People Commissioning Body will monitor performance

Customer Satisfaction

Customer Satisfaction and Option Appraisals

Customer Satisfaction and Quality of Life Surveys

Stakeholder evaluation and benchmarking


Salford Housing Services – Housing Strategy Update 2002 - Supplementary

Population and Housing

The latest estimate of the City’s population is 224,300 (ONS mid-year estimate for the year 2000). Trend-based population projections, based on the 1996 mid-year population estimate, suggest that the decline in the City’s population should virtually cease by 2021 at a level of 221,000. More recent predictions based on the 1998 mid-year population estimate only project up to 2008, but foresee a steeper decline with the population down to 220,200 by that year. Given the known loss of population from certain parts of the City, there may be reason to believe that the situation could be worse than either of these population projections suggest.  . 

The decline in population could have a significant detrimental impact on the future of the City, as it causes the destabilisation of housing areas, reduces the catchment population for local shops, schools and other facilities (which can result in rationalisation and closures), and,  reduces the level of grant that the City Council receives from the Government. 

Salford’s population decline is not a unique phenomenon but reflects a broad national trend.  The nature of the detailed changes to Salford’s population, and which has led to our situation being somewhat different to some other areas, is worthy of note.

· in broad terms, the City is exporting more “conventional” families, and importing more small and single person households.  The impact of this on natural change (births v deaths) is the most significant factor in Salford’s relative position.

· The City’s ability to attract people does seem to have increased since the 1980’s- the numbers of people moving out has also increased, but more slowly.

· The ability of people to move is related to affluence – the better off they are, the more choices they can make, and the more likely they are to be able to respond to “push” and “pull” factors.  In broad terms poor people in deprived areas have little choice, wealthier households have the greatest propensity to move.

· There may be more ‘international’ migration to the City than might be expected, but it is clearly likely to be at a lower level than other Greater Manchester districts which have ‘traditionally’ imported migrants from overseas.

· The overall annual flows in and out of the City are quite large, and overall population change happens at the margins.  A relatively modest increase in the numbers of people moving in and reduction in the numbers of people leaving over a substantial period would have a large impact.

The relationship between housing change and population change is indirect.  Building more houses does not result in a bigger population (as household size is decreasing, dwellings are cleared as well as built, and void rates remain high).  A few features of the relationship should be noted: -

· Salford’s housing market appears highly segmented, with the deprived inner areas and the more affluent suburbs being dislocated from each other.  The latter are competing against affluent areas in Trafford, South Manchester, Bolton and Wigan.  The former are a segment of the ‘ring’ that surrounds the regional centre, predominantly in Manchester and Salford.

· Whilst our short term focus is on ‘Central Salford’ we must be very alive to potential change in the intermediate areas which lies between  the inner City and our more affluent outer areas.  Housing stock conditions are worst in Swinton and poor in Patricroft – we need to maintain stability in these areas in the short-term.

· Our existing housing stock will play a key role in population retention.  Is its tenure, age, condition and type attractive to the households we wish to attract?  If it is not then more radical change will be required, as the current work on the Housing Market Renewal Fund indeed suggests.   .

The loss of ‘conventional’ families may suggest that we would wish to ensure that the City is more attractive to them.  Key factors may be:-

· Good schools

· An attractive, well-cared for environment.

· A good range of housing types

· Perceptions of reduced crime and anti-social problems

· Fostering a sense of pride in place

Reducing population decline, achieving stabilisation, and then achieving population increase will be central to our overall strategy as a City.  Such a strategy will depend on macro-factors over which we have limited control, but if we can generally be perceived as “a City that is good to live in” then this suggests that our relative position in terms of population change vis a vis other urban areas should at the very least be no worse, and at best should be considerably better.

The census figure published at the end of 2002 will give us an accurate picture of our population on census day.  Rather than setting an unrealistic population target to which to aspire, we consider that our approach should be to secure stability at an accelerated rate, from this we can then consider the potential for the City’s population to increase. Our focus should be on improvement and stability, which in itself implies substantial regeneration and change right across Salford.
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Private Sector Stock Condition Survey – Key Findings

When the last survey was carried out in 1995, 12,328 dwellings or 21% were assessed as unsatisfactory due to unfitness and/or poor repair.  In 2001 the number of unsatisfactory dwellings has increased to 14322 although remaining proportionately at 21% of total private housing stock.  The increase in unsatisfactory housing represents 1994 dwellings or 16% of the 1995 total and has been associated with a change in the nature of the City’s private sector housing problems.  

· Between 1995 and 2001 the number of occupied unfit dwellings is estimated to have reduced from 6220 dwellings to 4249 dwellings – a reduction of 1971 dwellings or 32% from  1995 levels.  Over this same period the rate of occupied unfitness has decreased from 11% to 6%.

· Counterbalancing the reductions in unfitness, poor repair has increased within the housing stock.  Between 1995 and 2001 the number of dwellings not unfit but in poor repair is estimated to have increased from 6108 dwellings to 10073 dwellings; an increase of 3965 dwellings or 65% from 1995levels.  Proportionately, rates of poor repair within the housing stock have increased from 10% to 15%.  

Trends in housing condition, which have witnessed a substantial reduction in unfitness within the occupied private sector housing stock are supportive of previous Council strategies in targeting areas of worst housing.  The trend towards increasing disrepair is however altering the nature and distribution of the City’s private housing problems, posing new strategy challenges if past progress is to be continued. 

Current physical housing problems can be summarised under five main themes:

HOUSING DEMAND ……  Private sector housing in the City exhibits significant levels of decommissioning (closure/demolition) and long-term vacancy linked to known problems of housing demand and popularity in the pre-1919 terraced housing  stock.  From an initial Council Tax address list of 72,782 addresses , the survey estimates an ‘effective’ private sector housing stock of 70,999 dwellings.  1565 Council Tax addresses (2%) represent dwellings which are closed or have been demolished.  Within the effective housing stock, 1947 dwellings (2.7%) have been vacant for over 6 months.  Three areas account for 2325 decommissioned or long-term vacant dwellings (66%) and are - Pendleton/Kersal (529 dwellings), Langworthy/Ordsall (729 dwellings) and Broughton/Blackfriars (1067 dwellings).

Dwelling Fitness ……  In spite of significant progress since 1995, unfitness problems remain within the private housing sector.  Including properties which are closed, 6317 dwellings are estimated to fail the Standard of Fitness for Habitation.  This represents 8.7% of all private Council Tax addresses in the City.  Within the effective housing stock, 4752 dwellings are unfit representing a rate of unfitness City-wide of 6.7%  
Nationally, 7% of private housing is unfit with this figure rising to 10% for the North-West Region.  Local unfitness rates are on a par with the national averages and are below the North-West regional average.

Rates of unfitness vary significantly across the City and by housing sector.  These variations reflect higher rates of unfitness in the Langworthy/Ordsall and Broughton/Blackfriars areas, in the private-rented sector, in pre-1919 properties and in the terraced housing stock.  The average cost of making fit an unfit dwelling is estimated at £12,004 resulting in a total outstanding  expenditure against unfit dwellings of £57.05m.  Against current renovation grant expenditure levels this represents a minimum 12 year expenditure backlog.  To ensure retention of improved dwellings within the housing stock expenditure requirements are significantly higher – estimated at £128.68m.

Dwelling Disrepair ……  In total, including unfit dwellings, private sector housing requires expenditure on repair of £136.50m at an average cost of £1923 per dwelling.  Required investment over a 30 year planning period is estimated at £1.05b.

Dwellings which are not unfit but in poor condition represent a significant component of private sector housing in the City, accounting for 10990 dwellings (15%) and an expenditure of £57.03m or 42% of total outstanding repairs.  Rates of poor repair, like unfitness, are higher in vacant dwellings and in the older housing stock but significant differences do emerge.  These include higher rates of poor repair in the inter-war housing stock and in the Irlam/Cadishead and Swinton/Pendlebury areas.

Environmental Conditions ... General environmental conditions at neighbourhood level were assessed as below average in 19% of private sector dwellings and as poor in 9%.  Environmental deterioration is particularly apparent in the Broughton/Blackfriars area.  Factors influencing environmental conditions are both physical and social.  The former relate primarily to traffic levels and street parking facilities, the latter relate to anti-social behaviour and its expression in rubbish, litter, graffiti and vandalism.  Problems of anti-social behaviour were assessed as above average in Barton/Eccles/Winton. Swinton/Pendlebury, Langworthy/Ordsall and Broughton/Blackfriars.

Energy Efficiency ….. Home energy efficiency was measured within the National Home Energy Rating system.  The average SAP rating for private dwellings is 44 and is not significantly different  from the national average.  Domestic energy costs total £47.9m per annum equating to an average expenditure per private sector household of £675 per annum or £56 per month.

The effective housing stock of 70999 dwellings contains an estimated 67982 households and a private household population of 159,716 persons.  Small  households predominate with an average household size of 2.35 persons.  Social housing problems can be summarised under four main themes:

Social and Economic disadvantage…. Evidence of social and economic disadvantage exists within the private sector as evidenced by the fact that;

24% of households are headed by a person aged over 65 years.

26% of households are headed by a person economically retired.

7% of households are headed by a person who is unemployed

8% of households in employment have an annual income below £13,000

27% of households are in receipt of means tested benefit.

Social and economic disadvantage are particularly marked in the private-rented and RSL sectors and in Pendleton/Kersal, Landworthy/Ordsall and Broughton/Blackfriars

Social and Physical Conditions…. Poor housing conditions are not evenly spread across the private sector but tend to be associated with households in economic and social disadvantage.  This is particularly the case for older and single person households, the unemployed, those on low incomes.  Economic circumstances will impair a householder’s  ability  to repair or improve their dwelling.  As a minimum, 5631 private households living in unsatisfactory housing are in receipt of means tested benefit and will qualify for Council support under the test of resources measure.  The survey estimates an outstanding repair/improvement expenditure for these households of £30.16m of which £14.09m is allocated against unfit dwellings.

Household attitudes …. 89% of private sector households are at least quite satisfied with their current housing circumstances – 39% are very satisfied.  Even in unfit dwellings 61% of households are satisfied with their housing circumstances.  National housing research confirms a general lack of awareness  of housing condition problems among private sector households although the lack of affordable housing options may also lead to a general acceptance of sub-standard housing conditions.  Lack of awareness of housing condition problems may prove as strong a barrier to home improvement as economic circumstances.  Only 12% of private households intend to repair or improve their dwellings within the next  year.

Special Housing Needs …..  An estimated 9369 households (14%) contain at least one person with a long-term illness or disability, 5384 households (8%) contain a registered disabled person.  Long term illness and disability are strongly associated with the elderly.

The survey provides a comprehensive base of information to assist the Council in the future development of private housing strategy.  Several issues emerge which will impact strongly on this strategy.  These include in particular the shifting emphasis in the City’s housing problems away from unfitness towards disrepair and the changing distribution of housing problems as a result.

Success in dealing with unfit dwellings has witnessed a reduction in rates of unfitness in occupied dwellings from 11% in 1995 to 6% in 2001.   As unfitness decreases it has become strongly concentrated – geographically in the Langworthy/Ordsall and Broughton/Blackfriars areas; and by sector in the pre-1919 terraced housing market.  Housing unfitness in these areas and sectors cannot also be divorced from decreasing demand/popularity for traditional pre-1919 terraced housing or from environmental deterioration and social decline.  Decommissioned and vacant dwellings contribute to environmental deterioration and form a significant component of the current unfitness problem.  In addressing unfitness we recommend that the Council considers a more pro-active area based approach and the use of selective clearance as a positive regeneration tool.  Continued support mechanisms should also be made available and targeted at households in need.   2151 households living in unfit dwellings are in receipt of means tested benefit with a required expenditure against these dwellings of £14.09m.  1256 elderly households currently live in dwellings which are unfit representing 8% of all elderly households in the City.

Outside of unfitness the Council faces a significant challenge  in arresting deterioration through disrepair.  If unsuccessful future unfitness levels will remain high.  Dwellings and households affected currently lie outside statutory intervention although home repairs assistance is available to households in need.  A further barrier to home improvement lies in household attitudes which exhibit a low awareness of condition problems.  Targeted education programmes may benefit home improvement and repairs activity.
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