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Executive Summary

We are pleased to introduce, ‘Making the future happen’ Our Housing Revenue Account Business Plan 2005 - 2035 , which sets out our, priorities, plans and actions for council housing in our city for the coming years. 

We have undertaken a considered approach to developing the Business Plan in partnership with tenant representatives. In November 2003, the council launched ‘A fresh start for housing in Salford’. This heralded the beginning of a new approach to housing for Salford. Learning from the past and looking to future opportunities ‘A fresh start for housing in Salford’ began a process of transforming our housing markets in Salford. 

Underpinning this process has been the most comprehensive engagement and consultation with partners, stakeholders and customers that we have ever undertaken in developing and producing a Business Plan for council housing in the city. 

This consultation and involvement has taken place during a period of much achievement for housing in Salford. In the months following the launch of ‘Fresh Start’ the council has:

· Begun the work we need to do to transform housing in Central Salford and deliver our Housing Market Renewal Pathfinder plans. This will start to make a real difference to many of our communities and neighbourhoods during the lifetime of this Business Plan and help provide the choice of new and modern homes we desperately need;

· Started to develop plans with tenants and leaseholders of council owned homes that will lead to new investment and possibly new ways of providing services;

· Demonstrated real improvements in the quality of housing services provided in Salford. Salford City Council has been awarded Beacon Council status for our Supporting People service. The council’s Arms Length Management Organisation, New Prospect, has gained an improved 1 star, uncertain prospects for improvement assessment for area housing services;

· Completely restructured the council’s strategic housing function to provide the capacity and skills to help develop and deliver our plans and actions;

· Launched Salford Housing Partnership and began to develop new networks and new ways of working that will ensure strategies and priorities for housing have the full support and commitment of all partners, stakeholders and customers.

· Achieved Fit for Purpose status for Making the Future Happen – Our Strategy for Housing 2004 – 2006, to which this Business Plan is a supplementary document.

In producing this Business Plan we have also recognised that as well as achievements there is much work to done. There are many challenges for housing in Salford and we face serious issues and problems ranging from too much obsolete and unpopular housing to new challenges such as rising numbers of homelessness.

Following the launch of  ‘A Fresh Start’ a newsletter went out to 35,000 tenants and leaseholders asking people if they would be interested in becoming members of a soon to be established Housing Options Steering Group. This group along with other representation have worked closely with us on the development of the HRA Business Plan, reviewed our achievements and targets set previously and agreed the following Business Plan priorities:

· Improve internal facilities, in particular kitchens and bathrooms, to bring them up to modern standards

· Maximise the amount of money spent on repairs and frontline services

· Involve residents further in shaping the housing service and in ensuring that performance standards are met

· To bring all homes up to not only a decent standard, but up to the “Salford Standard”

· Help to reduce crime and anti social behaviour, particularly young people on estates

· Increase the choice of affordable homes across the City
Over the next 5 years

In view of the options available to us (as identified in Section 7), the investment need, available resources, tenants’ aspirations and the aim of achieving the Decent Homes Standard, our approach over the next five years will be:

· to concentrate on successfully delivering the Pendleton PFI programme and to explore further areas of the City in which it might be an appropriate investment tool.

· to ensure that we have resources available to enable us to meet the Decent Homes targets

· to ensure that we use the MRA as effectively as possible to address key repair issues affecting the stock.

· to fully explore our investment options for ALMO, Local Housing Companies and PFI projects that are appropriate and where tenants are in support of such a move.

· to improve management standards and cost efficiency by continuing to develop our mixed economy approach to housing management provision

Up to 2010

Our key priority will be implementing the chosen options to meet Decent Homes standards, flowing from our options appraisal and continued work with tenants and leaseholders.

Over the next 30 years

The financial projections detailed in the following sections highlight our assumptions concerning the state and the needs of the stock to 2035. We will continue to monitor and review our assumptions and projections to provide a robust foundation for Salford’s HRA revenue and capital position.

The Way Forward

Given the opportunities presented by the options available through the Sustainable Communities Plan, we therefore intend to continue to work locally with residents and fully consider viable investment options for each area. The timetable for this will be determined by a number of factors including: the governments bidding processes,  our ongoing programme of assessing the opportunities presented by investment options and finally, continued consultation with our tenants and leaseholders. Detailed milestones for this process are set out in the Action Plan at Appendix 1.

‘Making the future happen’: Our strategy for housing in Salford 2004-2006 and  ‘Making the future happen’ Our HRA Business Plan 2005-2035 both demonstrate throughout how our objectives meet national, regional and the council's wider corporate objectives. ‘Making the Future Happen’ sits within the broad framework of the community strategy. Our action plan has set clear priorities, which will be reviewed and updated annually. The housing world is changing. Customers want and deserve better choices and quality homes. 

‘Making the future happen’ Our HRA Business Plan 2005-2035 meets these challenges head on. It also builds upon our achievements to date and shows how we will take forward the opportunities provided by the results from the largest ever stock option appraisal exercise in Salford.

‘Making the future happen’ Our HRA Business Plan 2005-2035 clearly outlines the structures and processes in place in Salford to ensure that all our activities will make Salford a place where people choose to live.  
Section 1

The Strategic & Local Context
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Context of the Business Plan

This Business Plan is not seen as an end in itself, but as a statement of strategy and actions we are taking to achieve our stated objectives and priorities, in support of the overall housing objectives set out within ‘Making the Future Happen. Our Strategy for Housing 2004-2006’.
What is the Housing Revenue Account Business Plan?

The Housing Revenue Account Business Plan (HRA BP) describes our vision for the future of our housing stock and how we intend to meet the investment requirements necessary to meet the Decent Homes standard. 

The Business Plan:

• identifies the needs for both investment and continuous improvement in service delivery.

• shows the consultative process that we have adopted to best meet the aims and aspirations of our residents.

• demonstrates how we intend to manage our stock over the forthcoming year, while the action plan shows our strategic intent both in terms of investment and service development.

As a whole, the business plan identifies our ability to provide effective stewardship for the stock through our partnerships with tenants, service users and stakeholders.

How was the HRA BP decided?

The HRA BP has evolved from the previous plan over the last two years, reflecting the needs of our residents and housing stock. It has been shaped by the requirement for the council as a whole to improve its performance and, in particular, by the Comprehensive Performance Assessment Recovery Plan as well as the wider community renewal context.

Many of the developments are a reflection of our unprecedented levels of consultation with our residents since the launch of Fresh Start in November 2003, in particular the extensive ongoing Stock Options Appraisal consultation process. 
Purpose of HRA business plan

The purpose of the Housing Revenue Account (HRA) Business Plan is to set out:

· our purpose and mission as a social housing landlord

· our objectives and standards for the service

· the strategies to be adopted in order to achieve the objectives and standards for our service

· a framework for monitoring and evaluating the progress of the housing ‘business’

· information about the authority’s plans to be communicated to Government, key stakeholders - particularly tenants, other partners and the wider community
How this Business Plan links to the national context

Our Business Plan has been shaped by a wide range of national and local plans and strategies. In particular the vision of the national action plan, Sustainable Communities: Building for the Future (The Communities Plan) of building ‘successful, thriving and inclusive communities’ has been considered throughout the development of this document. In brief the Communities Plan focuses on change; developing partnerships, providing regions with tools and resources to deliver change and linking housing with plans for public services, infrastructure and employment.

The Government has also clearly set out its objectives for delivering decent homes. In Salford we share the Government’s commitment to achieving the Decent Homes standard in public housing and the belief that tenants should be placed at the heart of the decision making process and we have made significant progress in the last two years towards achieving these objectives. It is accepted that this Business Plan will take us through a period of unparalleled development and change in Salford.
The housing world is changing. Customers want and deserve better choices and quality homes. Our services and strategies will meet these challenges. Our plans for the future of housing and our local communities are based on the following principles:

· Customers will always come first.

· Providing a wider choice of housing options forms the background of our strategy.

· Quality housing through excellent performance will be a fundamental right for our communities.

How this Business Plan links to the local context 

This strategy adopts the vision of the city’s local strategic partnership Partners in Salford, ‘to be a place where people choose to live and work’.

Partners in Salford ensure that different initiatives and services work together to achieve this vision, through the delivery of the Community Plan 2001/6 
Salford Housing Partnership published Making the Future Happen Our Strategy for Housing 2004-2006 in October 2004. The strategy sets out the housing priorities for Salford over the next two years, identifying priorities for investment both across the city and within neighbourhoods.

The Housing Strategy and the Business Plan has confirmed our priorities for housing over the next two years as well as outlined the plans and actions we intend to carry out to help realise our vision for housing in the city.
Our Housing Priorities

· Enable independent living in all our communities

· Provide a greater choice of homes and housing services

· Bring all homes to a decent standard

· Ensure equal access to homes and housing services 
· Make sure we have the means to deliver our strategy

‘Making the future happen’: Our strategy for housing in Salford 2004-2006 along with ‘Making the future Happen’: Our HRA Business Plan 2005-2035 demonstrates throughout both documents how our objectives meet national, regional and the council's wider corporate objectives. ‘Making the Future Happen’ sits within the broad framework of the community strategy. Both documents have action plans with set clear priorities, which will be reviewed and updated annually. 

In producing our Housing strategy and Business Plan we have also recognised that as well as achievements there is much work to done. There are many challenges for housing in Salford and we face serious issues and problems ranging from too much obsolete and unpopular housing to new challenges such as the new problem of affordability and the rising numbers of homeless people.

‘Making the future happen’ clearly outlines the structures and processes in place in Salford to ensure that all our activities will make Salford a place where people choose to live.  

Given so much is happening in Salford it is vital that we have a Business Plan that states a clear vision for housing, confirms what we intend to do and why, and most importantly shows how we will help achieve a better Salford. 

‘Making the future happen’ Our HRA Business Plan 2005-2035 meets these challenges head on. It also builds upon our achievements to date and shows how we will take forward the opportunities provided by the results from the largest ever stock option appraisal exercise in Salford.

‘Making the future happen’ Our HRA Business Plan 2005-2035 clearly outlines the structures and processes in place in Salford to ensure that all our activities will make Salford a place where people choose to live.  

The ‘Golden Thread’ diagram overleaf illustrates the system and helps develop the culture of performance management within the organisation. Within this system there is also an overarching performance management framework (See Appendix 3) which ensures delivery against the priorities set out in ‘Making the future Happen’: Our HRA Business Plan 2005-2035
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Salford Community Plan 2001- 2006


City Council Corporate Pledges


Housing Strategy Priorities 2004 – 2006                                    




HRA Business Plan Priorities 2005 - 2035

Links to the Corporate Plan and Capital Strategy

The Community Plan is developed using evidence from customer consultation to define the priorities for the council, which are then incorporated into our Corporate Plan.  The council’s Capital Investment Strategy for 2004/05 to 2008/09 has provided the planning framework for the identification and allocation of resources to deliver our priorities. The Capital Investment Strategy provides effective financial planning and management and is based upon a realistic assessment of available resources not just to the council but also our partners and our Arms Length Management Organisation, New Prospect Housing Limited. (NPHL) See diagram below. 















We have become a more business focused organisation over the last twelve months and are pursuing a clear strategy with ambitious but achievable priorities. We have refined these priorities over the last year, to reflect the changing environment within which we operate and following helpful guidance given to us by the Government Office for the North West.

The priorities for housing investment set out in the council’s Capital Investment Strategy are:

· Supporting wider plans for regeneration in the city;

· Meeting the Decent Homes standard for council owned homes and development of an achievable 30 year HRA Business Plan;

· Tackling empty properties throughout the city;

· Maintaining sustainable communities;

· Funding the provision of specialist housing for vulnerable groups and the provision of disability adaptations.

We have assessed the commitment needed and believe we have the ability and capacity to meet the demands ahead. This commitment is based on a sound track record of delivering change and improving services. 

Our Business Plan is knowledge and evidence based and has been developed using robust information from a variety of sources. These include:

· A completed Stock Condition Survey December 2003
· A completed Housing Market Demand Survey August 2003

· Significant and sustained improvements in performance demonstrated by improved key performance indicator (KPIs) results

· Best Value reviews and service improvement plans in place for the remainder of the landlord services

· Reality checks by the Greater Manchester Best Practice Unit (see page 49 for more information on these)

· The needs and aspirations of our customers, as identified through our tenant and resident participation framework

· An estate profiling exercise

· A tenant profiling exercise

This up to date information and knowledge has given us the confidence to be ambitious in the targets we have set ourselves in this business plan. Our Financial Operating Account balances over the term of the plan and will be reviewed annually using updated information and projection forecast. Our commitment to improving and delivering high quality services will continue to be our top priority. This is clearly highlighted by our vision for housing which is to:

‘Help create a future where people see Salford as a great place to live. A place where you can find a choice of popular homes in desirable locations, served by excellent housing services’. 

Section 2
Customer Consultation


Current arrangements
The Council and its ALMO, New Prospect Housing, share the Government’s commitment to achieving the Decent Homes Standard in public housing and believe that tenants should be placed at the heart of the decision making process.  

The involvement of tenants in the business planning process is recognised as being of primary importance and tenants have assisted in the establishment of the strategic objectives for the Council’s housing stock. This has been achieved through our ambitious Fresh Start for Housing in the autumn of 2003. This recognised that some of our housing plans were not working and, together with the requirements of the Communities Plan, sharpened up our determination to give the opportunity for all to contribute to attaining a Fit for Purpose Housing Strategy and Business Plan for Salford.

The capacity building and knowledge base of tenant representatives throughout the City is also impressive. The Housing Options Steering Group, which includes tenants and leaseholders, TPAS representation (Tenant Participation Advisory Service), New Prospect Housing Board members and cross political representation. The HOSG has played a crucial role in formulating the future investment priorities of the housing service, including assistance in establishing the priorities for the Capital Programme and the service standards within it. In addition, Tenant members have also formed part of the Best Value Service Review Panels. 

We have put strong foundations in place to ensure our tenants and leaseholders are involved in shaping, developing and monitoring our services, at a level and in the way they want at all stages of the process, and in the way that they feel best able to contribute. Tenant, leaseholder and resident involvement is now well established in the City with a clearly defined participation structure and decision making process in place. 

We have a number of key policies that demonstrate our participation structures and decision making processes we have in place:

.  





Our Tenant Compact 

The compact has been updated on an annual basis since its production in 2001, and following the Best Value review of tenant participation in 2003, it was decided to carry out a more thorough review of the compact this year. The review will focus on updating and redesigning the existing compact for tenants to make it more user friendly. We are keen that tenant participation should not be just a “bolt on” but should be mainstreamed within the council’s activities. These activities include strategic, service development and regeneration activity which affects all customers regardless of tenure and have decided to undertake a partnership approach by bringing in other landlords and housing service providers to help both steer and develop our new cross tenure Compact. 

Equality and diversity
Salford City Council’s Housing Services is committed to enabling all groups to have real involvement in decisions about the future of their homes and the future of their housing services. In ensuring that equality and diversity are embraced, Salford has adopted a comprehensive approach to mainstreaming the implementation of the provisions of the Race Relations (Amendment) Act 2000, (RRAA), the Disability Discrimination Act 1995, and the Sex Discrimination Act 1975 (as amended).  Our ALMO, New Prospect, have adopted Equality and Diversity as one of their key themes for development over the next few years.  

· In order to ensure tenants are involved in decision-making, New Prospect has expanded their customer focus to ensure that hard to reach groups are covered.  They have established a BME (Black and Minority Ethnic) forum and a Sheltered Housing forum.  Young people have been asked about improving consultation and an agreement with the Community Network Disability Forum mean that they put forward items for discussion on their agenda.
· Salford and New Prospect along with other housing providers in the City are working together to produce a Diversity Living Strategy. Salford Housing and Urban Studies Unit at the University of Salford and a representative from EMS Consultancy will be working with us to develop race and faith equality aspects within housing in the strategy and to introduce organisational change. They will also help to identify the steps that are needed to attract new communities to the city and to increase demand for a wide choice of new and existing homes for a diverse range of groups.

Our Housing Options Appraisal Process

Over the past 15 months the Council has been consulting with tenants, leaseholders and residents who have purchased their properties under the Right To Buy (RTB), across the city on the options available to secure additional investment.  This city wide consultation has included the support of TPAS as Independent Tenant Advisor, and the establishment of a housing options steering group with tenant, leaseholder, Member and officer representation to oversee the process.

Set over three phases the following information has been received by residents: 

· Newsletters sent out from the Housing Options team solely on the Housing Options Review

· Numerous presentations at key tenant and stakeholder events.

· Over 180 “drop in” events and exhibitions including evening and weekend events.

· The creation of a dedicated website; freephone contact number and email address. 

· Home visits where requested and the availability of information on tape, in Braille and large print, in a variety of languages and via a hearing loop system.

· Text messaging to over 5000 residents to urge them be involved and kept up to date.

· Cold calling sessions to all parts of the city including evening and weekends.

· There have also been numerous local media articles and features.

In addition to the achievement of key milestones, meetings are now held monthly with Government Office North West (GONW)and the Community Housing Task Force (CHTF) to monitor progress and to develop a shared approach to the development and delivery of the options appraisal programme including the production of the our Housing Stock Option Appraisal – City wide (May 2005) .


Communication and Tenant Empowerment Strategy
 

A key driver of the Stock Option Appraisal process has been our Communication and Tenant Empowerment strategy, which was developed in consultation with tenant representatives, officers, elected members, key stakeholders and the Community Housing Task Force.  In order to establish the best methods of communication and reach the widest possible audience for residents in the city, good practice contained within the Tenant Compact was adopted within the strategy to ensure consistency.

The Communication and Tenant Empowerment strategy provides a core structure for direct engagement at all levels. There is a citywide tenant’s group, the People’s Forum, and a number of area forums which feed back to individual, estate or community based Tenant and Resident Associations (TRA’s). Individual TRA’s also link into the area based committee structure of the council enabling tenants and residents to be involved in a broader range of decisions effecting their area or neighbourhood. 

New Prospect Housing also have a Parent Board, 5 Local Boards, a Partnering Board and a Customer Services Panel which enables customers to be involved in the monitoring & development of housing services.  In addition the Tenant Empowerment and Communication Strategy details the approach taken to formalising participation with the options appraisal process.

Case Study 1 : Our Stock Options Appraisal Process

Since the launch of “Fresh Start for Housing”, our Housing Options Team has undertaken an extensive consultation programme with tenants, leaseholders and residents who have purchased their homes under the Right to Buy Scheme.  The consultation has been structured as follows:

· Phase 1 (City wide) – Awareness Raising, December 2003 – March 2004.  Sharing information with residents to equip them with an understanding of the Housing Options process.  The Housing Options Steering Group (HOSG) was established with membership comprising of 5 tenants, 1 leaseholder, 2 unison reps, 2 elected members, TPAS, council officers and consultants.

· Phase 2 (Estate Level) – Sharing Information, April 2004 – November 2004.  Sharing headline financial and stock condition data with residents.  A housing options review booklet, information on the performance of NPHL and a questionnaire for residents to complete were distributed.  The overall aim of this phase was to introduce the information tenants, members and stakeholders needed to consider in the final, business-planning phase of consultation

· Phase 3 (Local area level) – “Results and Conclusions”, January 2005 – April 2005.  The outcomes of the consultation process were analysed and fed back to residents..  

A variety of consultation mechanisms were used throughout all 3 phases.  These included:

· Dedicated free telephone line

· Dedicated email address & website

· Freepost address

· Loop system for the hard of hearing

· Translation material for both written materials and verbal comunication

· Housing options review booklets

· Newsletters

· Text reminders

· Post card reminders

· Leaseholder consultation

· Posters

· News articles in local press

Feedback indicated a number of different outcomes and also prompted us to review our approach to consultation.  These outcomes included:

· An overall successful consultation programme verified by the 83% of residents who confirmed they had an understanding of the housing options process.

· Drop-in sessions were rescheduled to reduce the number of morning sessions in the areas these had been least popular in.  

· Location and types of activities facilitated during drop-in events were reviewed for future schemes.

· The need to develop bespoke activities with local TRA’s and community groups

The formation of an editorial group to streamline the mailing of publicity and newsletters consisting of the Independent Tenants Advisor (ITA), 2 HOSG members and a Council Officer.  
Case Study 2: Our efforts to engage ‘hard to reach’ residents

In addition to our initial programme, we believe that we have made special efforts to involve and engage with ‘hard to reach’ residents across Salford.  The Housing Options Team have used a number of methods to make the Review as accessible as possible and to ensure that anyone who wants to have their say or receive further information has been able to do so.

· A member of the team contacted a number of groups and organisations that cater for traditionally ‘hard-to-reach’ groups, to find out how we could involve them in the process.  We have passed information on to service users through these groups and arranged for separate and specialised meetings where necessary.

· We have offered the information provided to residents on tape through Salford’s Talking News organisation, in Braille or in large print for people who may have trouble reading the regular information pack.

· We have also offered the translation of the information into a variety of languages and the use of Language Line to communicate with tenants and residents who do not speak English as a first language.

· At a number of the drop-in events, crèche facilities were available to ensure that parents would have the opportunity to talk to a member of the team about the review without worrying about childcare arrangements.

· A postcard reminder was sent to all homes to encourage residents to return their questionnaires before the deadline. A text message was also sent to all mobile numbers registered with New Prospect Housing Ltd to remind residents to return their questionnaires.

· Leaseholders were invited to meetings across the city to discuss issues relevant to the Housing Options Review, to enable leaseholders to raise any particular concerns and to gain as much information as possible.

The team have also arranged for home visits for those residents who may find it difficult to attend public meetings or events to talk about and ask questions about the implications of the Housing Options Review.

These two ‘real life’ examples are a small snapshot of our activities but help to illustrates some of the ways that tenants and stakeholders have helped shape our Business Plan through the stock option appraisal process. 

Section 3
Stock Condition


Summary of key issues

One of the targets within the Community Plan is to ensure that all public housing stock meets the Governments Decent Homes Standard by 2010. The key issues we face in developing and supporting the social housing market in Salford include:

	Salford has a relatively high proportion of social housing (26%) compared with the national (19%) and sub-regional average (23%)

	The largest proportion of council owned homes in an area (over 44%) is found in Little Hulton, Ordsall, and Irwell Riverside.  The smallest proportion (under 5%) is found in  Claremont, Worsley and Boothstown & Ellenbrook

	65.1% of council owned homes are non-decent (April 2005)

	New Prospect Housing Ltd (NPHL) is the Arms Length Management Organisation (ALMO) established by Salford City Council, which manages council owned homes (26,869 at April 2005)

	Currently 65.1% (April 2005) 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. The funding gap facing the council if it continues to invest in its housing at existing levels is £184m. 

	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.

	In December 2003 housing services provided by New Prospect were assessed by the Audit Commission as a one star, with uncertain prospects of improvement

	The city has 19 housing associations managing 5,796 homes (March 2004)

	12.5% of housing associations owned homes are non-decent (March 2003)


Our demand for Housing

An analysis of housing need and demand across the whole city is set out in depth within Understanding Change : Housing Markets in Salford and also within Making the Future Happen – Our Strategy for Housing 2004-2006his assessment of demand in Salford has taken into account of the wider sub-regional context within which Salford’s diverse housing markets operate.

Changing social, demographic and economic trends have brought about significant structural changes within the housing markets in Salford. As such, it is of utmost importance that we have a good understanding of what is driving these market changes and then use this information in order to manage and anticipate the housing markets in the future. Our understanding of housing markets in the city has shaped our priorities, helped us to assess options and determine our plans and actions.

We have undertaken considerable work over the last few years to develop our understanding of the housing market and have completed a full housing market assessment document ‘Understanding Change – Housing Markets In Salford’.  

In brief we have found that there is evidence that the housing market is becoming increasingly dynamic, with fundamental changes over the last 12 months including: 

	· Empty homes and turnover have reduced (although still significantly above the national average);

	· House prices have increased in every ward (although these are lower than regional or national averages);

	· There has been an increase of 79% in residential development between 2002-2004

	· Falling population but growth in numbers of households;

	· It appears that the cost of ownership is becoming increasingly unaffordable for the average household in Salford;

	· Residents are concerned with the actual and perceived problems of crime and anti-social behaviour;

	· There is a mismatch between the homes that people have, the homes that people want and the homes that are available – a wrong supply;

	· The age and obsolescence of much pre 1919 stock is causing problems for homeowners and remains unpopular

	· The huge investment needs of our total housing stock


The population in Salford declined by 7% between 1991 and 2001, continuing the demographic trend seen 1981 to 1991.  However latest indicators illustrate that this trend is lessening. Our Housing Market Assessments and our Housing Market Demand Study 2003 forecast an increase in the number of across the City as the average size of households reduces.  This is a result of an increase in single persons setting up homes independently.

In terms of the demand for Council housing, our initial analysis suggests that the total local authority owned housing stock is expected to decrease by approximately 5,000 dwellings over the next few years. The key driver is the rapid continued growth in the number of Right to Buy sales alongside dwellings we describe as ‘wrong supply’ (see page 27 Small Scale Option Appraisal for more detail).  

Our Housing Market Demand Study 2003 confirmed the variance of demand in each area across the City.  Generally, the housing market is strong, with a healthy demand for property of all tenures and a high incidence of Right To Buy sales.  There are concentrations of demand for particular tenures and Right to Buy in the majority of areas across the City.  Accommodation rented from the Council currently accounts for 26% of the total housing stock.  This figure is 3% higher than the sub-regional (North West) and 10% greater than the national averages of local authority housing stock (National Statistics figures, 2003).  Ordsall and Pendleton are 2 of the areas with the highest number of households renting from the council and some of the lowest Right to Buy figures in Salford. 

Our estate profiling exercise has highlighted that the majority of areas and estates have a healthy demand.  Low demand is confined to a handful of areas, mostly within the Central Salford area where pockets of little or no demand for some properties exist amongst areas of very high demand for others.  The Beechfarm estate in Swinton has a moderate level of demand but a high incidence of vacant properties, suggesting it is unpopular.  This is mainly driven by excessive investment costs.  Despite this, Right To Buy sales remain comparable to the rest of the City.  For a breakdown of demand for council housing per area please see Appendix 7

Affordable Housing requirements in Salford

There is an increasing need for affordable housing within Salford.  The average annual earnings of £21,585 in Salford mean that many wards already exceed the 3:1 affordability ratio.  House prices already exceed £64,755 in nine of the Cities wards with a further four very close to becoming unaffordable for the average household in Salford.  

In order to address our need for affordable housing, we are developing an Affordable Housing Strategy for Salford, which will be in place early 2006.  The number of new council tenancies each year confirms the continued need for public sector housing within Salford.  Our study of housing demand confirms that demand for council housing is likely to continue for the duration of this plan.  We will continue to work with our partners and stakeholders to develop our strategy for addressing all the current concerns and any additional housing demand issues as they arise.

Stock Condition

Our housing stock is a valuable asset with an estimated value in the region of £2billion, which is approximately 20% of the total aggregate housing market value of Salford. As the main provider of social housing in Salford, we make a major contribution towards meeting the need for affordable housing in the City. The City has a strong market with continued demand for low income housing. There is a healthy housing market for low income housing in the City and our housing waiting list continues to renew itself, Salford has a Local Authority housing stock of nearly 27,000 homes that vary across a range of criteria, from age, stock condition, architectural merit, environmental quality, to demand and market value.  This equates to just over 26%% of the total dwellings in the City.
The condition of our stock 

The Council’s housing stock survey was commissioned from FPD Savills in Autumn 2003, building on earlier survey work undertaken by both FPD Savills and the NPHL in-house team.   The final report was issued in February 2004.  Since then, further investigations have been undertaken into structural problems with our High Rise Blocks (HRB’s).  The survey reflected a 17% sample of the Councils housing stock across the various property types (archetypes) and also assessed the properties against the Decent Homes Standard.  The data from the sample properties was then extrapolated to provide an estimate of the approximate cost of ensuring all the Councils homes meet the required standard.  The latest analysis on the housing stock provides the Council with a clear picture of its condition and the estimated costs of ensuring the stock meets and exceeds the Decent Homes Standard.

Key Findings

· The survey covered 28,217 Council dwellings at the time of the study (excluding stock earmarked for demolition).  

· The survey concluded that although the Council’s properties have been reasonably well maintained, major capital investment has been lacking.  Consequently, a significant number of major components have either reached or are near to reaching the end of their economic life and will required replacement in the short term.

· The total forecast expenditure to improve and maintain the total stock over 30-years is estimated at £1.570 billion.  This equates to £54,364 per dwelling or £1836 per dwelling per annum.

· Removing the improvements in excess of the Decent Homes Standard reduces the 30-year total by £70.197 million to £1.464 billion or to £51,877 per dwelling.

How we have managed and used the information

A total of 4,909 council dwellings were surveyed during the sample stock condition survey which was completed at the end of 2003.  The survey was broken down into several repair categories, assessing the stock on a range of different criteria.  The information gathered was then extrapolated and cloned over the remaining stock to determine the condition of dwellings as a whole, when building elements and fittings will require replacement, and the level of non-decency of the stock. Approximate costs for improving the stock over the 30-year period have been established for all estates and property types. 

How we will keep the stock condition information up to date

Detailed and comprehensive analysis of the survey results is made possible through the development of investment profiles and Decent Homes schedules for each estate. All of this information has been and will continue to inform the preparation of future investment and regeneration strategies for Salford. New Prospect have implemented a strategy to ensure that the survey database is maintained, refined and expanded in the future, ensuring that the survey data remains accurate at all times. There is now a ‘live’ system database that is updated on an ongoing basis by work completed on both the capital programme and revenue funded maintenance which include responsive repairs, ad-hoc gas system replacements following breakdowns and void works. The database is also supported by additional ongoing surveys by both the stock condition team and the capital works team. As the system is live the actual overall decency percentage of the stock can be reported at any point in time.

Prioritising investment/maintenance

Our analysis of the condition of public sector housing stock in Salford has provided a firm understanding of the major issues to be addressed in the City.  Salford’s Capital Strategy and Asset Management Plan 2005-06  sets out the priorities for housing in the short term.  The plan takes into account the results of the Stock Condition Survey and also the priorities identified within our Corporate Plan and those agreed through consultation.  It is vital that resources are focused towards those dwellings most in need of attention primarily.  Salford’s Community Plan has identified this requirement and has made targeting resources on the areas with the worst housing conditions one if its priorities for future action.

Strategy for Improvement and delivery of our capital programme

The stock condition survey confirmed that our housing stock has been relatively well maintained but will require significant short term investment in order to meet Decent Homes targets.  Our commitment to tenant consultation ensures that tenants needs are included within works programming along with the information gathered in the stock condition survey.  

New Prospect Housing undertake an Annual Capital Programme Survey, giving 3000 tenants per year the opportunity to express their opinion of the types of work which are important and in what priority. These surveys in particular have helped to shape the Business Plan as the results of the survey are central to the formulation of the capital programme. 

Capital works survey results are reported for each scheme to New Prospect Local Boards, along with the Partnering Board and the newly established Customer Panel. All Boards and Panels receive the results for each scheme and for each area so they can monitor and compare the contract partners performance. Global summary reports for the satisfaction survey results are also provided to these groups. Collectively these survey’s shape the proposed outline programme which is then presented for consultation & comments to the five New Prospect Local Board meetings before finally being approved. 
Delivering decent homes

The stock condition survey provided an assessment of the housing stock against the Decent Homes Standard.  Using this information as a baseline, FPD Savills then estimated that 69% (Feb 2004) of the Council’s housing stock currently fails the Decent Homes Standard (DHS).  FPD Savills assessed the cost of addressing the works required to remedy the failure against the DHS up to 2010 at £44 million.  (This figure does not include the need to repair or replace elements that reach the end of their useful life where this does not directly impact upon the DHS definition)

The percentage of homes failing the DHS varies across each of the 5 current ALMO Service Development Areas and is detailed in the table below.


Taking into account the full extent of investment needed in the dwelling stock to achieve and maintain DHS and to keep the building elements (including those directly impacting on decency) in a good state of repair involves an estimated total of £279 million to the end of 2010 including fees and management costs at 2004/5 prices.

The works identified in the first 5 years of our costs will bring the current non-decent properties up to a decent  standard and will prevent further properties becoming non-decent.  The works identified in the following 25 years will ensure decent properties do not become non-decent during this period.  The graph below demonstrates the estimated level of spending required in each of the 5 Service Delivery Areas in Salford over the 30-year period.


TMOs

Particular consideration has also been given to the city’s TMOs including the exploration with management boards of different and innovative ways of securing tenant involvement and participation in the management and governance arrangements offered through each investment option. A continuing commitment to tenant self management is a key aspect of the Council’s option appraisal  strategy and the Council continues to involve TMOs in seeking the most appropriate way forward for the management boards concerned.
The Salford Standard (Decent Homes+)

Aspart of the consultation with residents, a Salford Standard for investment has been agreed.  It is similar in many ways to the full investment requirements identified by FPD Savills including improvements in excess of the DHS, but not including preferred environmental improvements. The Salford Standard was endorsed formally by tenants in December 2004 and aims to provide improvements over and above the Decent Homes standard. Details of the Salford Standard are provided at Appendix 2

Energy Efficiency and affordable warmth

Another example of how we are levering in additional resources to improve conditions within the City is our work to alleviate fuel poverty (* see below ) within Salford social housing stock. 

The North West has the fourth highest incidence of fuel poverty in England at 24.5% of the population.  This figure is considerably higher than the national average of 16.5%.  According to the Centre for Sustainable Energy, over 25,000 of the 94,300 households in Salford are estimated to be affected by fuel poverty.  This equates to around 1 in 3.5 households in Salford against the national average of 1 in every 11 households.  There are areas across the city with higher occurrences of fuel poverty than others.  Areas in Central Salford tend to have much higher percentages of fuel poverty than wards located in the West of the City.  The table below details the extent of fuel poverty in each of Salford’s Ward areas using data taken from Census 1991 and English Stock Condition Survey 1996.  
	Ward Name

1991
	Fuel Poverty

Percentage (Salford)
	No of Fuel Poor Households in Salford

	Broughton
	36.9
	1570

	Pendleton
	36.6
	1719

	Langworthy
	36.4
	1698

	Blackfriars
	35.1
	1256

	Weaste and Seedley
	32.2
	1376

	Barton
	31.9
	1413

	Ordsall
	30.2
	969

	Little Hulton
	30.1
	1440

	Winton
	28.8
	1436

	Walkden North
	28.2
	1365

	Eccles
	27.7
	1399

	Kersal
	27.4
	1211

	Claremont
	26.9
	1417

	Pendlebury
	26.1
	1510

	Cadishead
	25.4
	891

	Swinton North
	24.7
	1224

	Irlam
	23.3
	878

	Swinton South
	22.4
	1119

	Walkden South
	21.1
	1103

	Worsley and Boothstown
	15.1
	672

	Total
	28.2
	25666


We have established an Affordable Warmth Steering Group with other statutory, commercial and voluntary agencies to combat fuel poverty in Salford. Specifically,  looking at local authority dwellings and improvements, we have established  partnership with Powergen and Hillserve which has enabled us to draw down match funding to enable over 10,000 public sector homes in the city to receiving assistance to improve their energy efficiency since the start of the scheme in 2003.  Our SAP rating was 60 at the end of 2004/2005 and we have already exceeded the target for 2007/8 of 62.5.
Furthermore, we have developed an Affordable Warmth Strategy to address the issue of fuel poverty. This strategy sets out intensions over the years ahead. 

** Fuel poverty occurs when households are unable to afford sufficient energy for health and comfort due to the combined effect of low income, inadequate heating systems and a lack of insulation. For further information please see Keeping Warm and Well in Salford, our Affordable Warmth Strategy.

Section 4
Performance


Service Delivery Arrangements and Systems

Housing Services are provided through a number of service groups, each of which is responsible for devising relevant business plans that reflect Divisional, Directorate and Corporate targets and aims. These business plans are formally approved by the Senior Management Team, and monitored on a monthly basis by the Housing Performance Team and quarterly by the Housing Management Team. In addition, the Directors review all Best Value Performance Indicators and other key targets, and receive specific reports relating to policy development and major service improvements as required. Further examination of performance is carried out by the Council’s Overview and Scrutiny Business Panel, the Environmental and Housing Scrutiny Panel and associated panels.  The following sections explain the processes and frameworks we have in place in more detail.

Our performance monitoring framework

We have a sound record of delivering change and improving performance as demonstrated by the transition of our ALMO housing management service (managed by New Prospect Housing Ltd since September 2002),  from a 0* service to a 1* service in just over twelve months. 

We have put a robust performance management framework in place to ensure we continue to improve and deliver the priorities agreed with our tenants. A Service Improvement Plan (SIP) has been developed, following our Best Value reviews to ensure that our ALMO, New Prospect Housing Ltd, is able to deliver excellent housing services and achieves a minimum rating of 2* stars (good) by the Audit Commission Housing Inspectorate.  This plan identifies lead officers, timescales and the milestones to be achieved. For further information see the Service Improvement Plan 
Achieving top quartile performance is a key corporate priority for the Council. As a result, five year targets have been set for all of our key performance indicators together with action plans to ensure delivery. 

Performance Management Framework

Underpinning partnership working, and to further ensure the successful delivery of our Housing Strategy and our Business Plan we have developed a comprehensive Performance Management Framework (PMF). This PMF monitors the performance and impact of the strategy and Business Plan and operates on 3 levels:

· Strategic: involving high level partnerships including the SHP and NPHL, to inform the future vision and priorities for housing strategy and the Business Plan in the city;
· Programme: provides a clear framework for the ongoing management of performance particularly the delivery of our Action Plan and progress toward meeting targets and performance indicators;
· Neighbourhood: measuring achievement and impact on the ground and amongst customers.
Monitoring and Reporting Framework

At this moment in time, the monitoring framework for our Business Plan is as follows:
	
	By whom?
	Frequency

	Overall progress against strategic and Business Plan objectives
	Salford Strategic Housing Partnership. This is supported by the Housing Partnership Strategy Development Group
	Quarterly

	Performance against Best Value and local PI targets
	Strategic Housing Performance Management Team
	Monthly



	
	Agreement monitoring meeting between the council and New Prospect
	Monthly

	
	Corporately (to monitoring progress against cross cutting targets)
	Quarterly

	Progress against Service Improvement Plan targets
	Senior Management Teams
	Monthly

	Delivery of capital and revenue programme: Private sector and New Prospect
	Capital Programming Monitoring group
	Monthly

	Review of performance, objectives and priorities 
	Through Partnership working arrangements
	Monthly/Quarterly depending on the group

	
	Tenants and Leaseholders: Housing Options Steering  group
	Ongoing

	
	Tenants and Leaseholders: Community Committees
	Bi monthly

	
	Residents: Housing Strategy Conference
	Annually

	
	Residents: Customer satisfaction surveys
	Continuous

	Best Value Improvement Plan performance
	Overview and Scrutiny Committee
	As appropriate


However, as indicated within our Housing Options Appraisal (May 05) submission, our change management process will refocus how we will monitor all aspects of Stock Options delivery, including Business Planning. 

Progress reports and updating of the Action Plan

Progress on the action plan will be monitored throughout the year by the Capital Programming Monitoring group and Lead Member for Housing on a monthly basis and the Housing Partnership Strategy Development Group and the Salford Strategic Housing Partnership quarterly. This monitoring framework will highlight achievements and areas where progress is not being achieved on target and allow us to put in place proposals to rectify any slippage.
Performance information on spend on the council’s housing related revenue and capital budgets. 

Performance information on spend on the council’s housing related revenue and capital budgets is also reported on a monthly basis to the Capital Programme Monitoring Group. This level of monitoring highlights achievements and areas where progress is not being achieved on target and allows us to put in place proposals for rectification.

We intend to produce comprehensive reports on progress. These annual reviews will also include updating the Action Plan. This may include new actions, in light of, for example, the new policy framework, changing circumstances or as a result of our additional research.

In addition to the monitoring process, effective consultation will add value and enable greater involvement by customers. To develop our Business Plan through the stock options appraisal process, we have held significant consultation events with ward councillors and residents at each Community Committee panel and drop in events. We have also consulted with council tenants and leaseholders through the Housing Options Appraisal process under the banner of ‘A fresh start for housing in Salford’. 

Furthermore, we have established a variety of feedback processes throughout the development of this Business Plan See Appendix 6 Business Plan Consultation Framework. 

Some of the our methods for measuring and reporting feedback include regular articles in the ‘Life in Salford’ magazine, updates posted on the Housing Strategy page of the council’s website and in a variety of newsletters to residents. 

Furthermore, customer satisfaction surveys are undertaken throughout the year for all services provided by the council (see further reading in appendices 8). The findings are then reported both in the ‘Life in Salford’ magazine which is delivered to every property in the city, and in newsletters to residents.
Case Study 3 STATUS Survey

Measuring, monitoring and improving customer satisfaction are essential elements in the delivery of our housing services. One of our main tools for measuring satisfaction is our Status Survey. The survey looks specifically at key service areas and policies:

· Overall satisfaction with the landlord

· Satisfaction with value for money

· Satisfaction with accommodation

· Experience and satisfaction with contact with the landlord

· Opinions on information giving and levels of consultation

_ Opinions on participation opportunities
The satisfaction survey was carried out to meet the recent Best Value Performance Indicators (BVPIs) 74 and 75, required by the Office of the Deputy Prime Minister (ODPM).  BVPI 74 refers to satisfaction of tenants of council housing with the overall service provided by their landlord and BVPI 75 relates to satisfaction of tenants of council housing with opportunities for participation in management and decision-making in relation to housing services provided by their landlord.

During the STATUS survey 2003,  a total of 7,100 questionnaires were posted to a random sample of tenants and leaseholders to gain quantitative market research from a representative sample of tenants and leaseholders. 

Tenant and Leaseholder Profile
· 55% of respondents had been a tenant of Salford City Council for more than 10 years; and 39% had been a tenant for at least 21 years;

· 45% had lived at their current address for more than 10 years although 23% had lived at their current address for less than 2 years;

· 54% of the households included at least one person aged 60 or over;
· 58% of tenants have a long-standing illness, disability or infirmity; and 86% of these said that it limited their activity in some way.  This equates to half (50%) of all tenants.  8% of households included someone who used a wheelchair.
Satisfaction levels with the Overall Service 

72% of tenants expressed satisfaction with the overall service provided by the Council of which 28% was very satisfied.  This result also needs to be reported to by BME and non-BME households; although these findings are subject to wider sampling errors it was found that BME households have a slightly higher level of satisfaction (74%) than the non-BME households (71%)

Case Study 4 New Prospect Customer Panel

The Customer Panel has recently been established and will consider, amongst other things the following:
· Repair priorities – what level of consultation is appropriate? The customer panel thought that consultation on a revised set of repair priorities would be appropriate through the Customer Panel and Local Boards. 

· Review of style and content of customer care cards. The Customer Panel recently agreed that existing feedback by cards should be supplemented with other more effective and innovative methods including electric note pads carried by operatives, automated telephone care lines to leave messages and that feedback should be encouraged. 

· Customer feedback information from planned works schemes, responsive repair service and gas service. The Customer Panel members will be responsible for receiving reports on customer feedback.

· Results of mystery shopping exercises. The Customer Panel members will also receive results of mystery shopping exercises and, if required, be involved in undertaking surveys of customers in relation to the quality of the service.  

· Partner customer feedback surveys. The Customer Panel members will also receive reports from Partners in relation to customer feedback.
Customer Panel Members

The Customer Panel members include customer representatives from all areas of the city Little Hulton/Worsley, Salford South, Salford North, Swinton and Eccles. Additional Panel members include: Chair Partnering Board, a Customer Service Manager, a Tenant Participation Officer and an Assistant Director of New Prospect Housing Limited.
In addition to these we recognised that we needed to build up our consultation arrangements. Earlier this year we established a Strategic Housing Focus group of over 60 tenants, leaseholders and residents. This group was initially convened to enable the local authority establish a Salford Standard for the Stock Option Appraisal Process. However, in late summer we reviewed the purpose of the group and its objectives were extended. It now acts as a sounding board for our planned consultation and planned evaluation methods for our housing strategy and Business Plan. This group has links across to the Peoples Forum and the recently established Citizens Panel. 

We use a range of methods to relay performance information to tenants and leaseholders. See Appendix 6 for further details.
How Consultation Changes Our Plans And Services

The extensive consultation mechanisms outlined in this Business Plan ensure that tenants and leaseholders are able to influence their housing services and our plans. Recent examples include:

· During our 2004/05 rent setting consultation, tenants successfully argued for growth in the planned maintenance budget, especially for repairs.

· We are currently reviewing the Tenant Participation Compact to reflect the differing needs of various areas across the City. The new Tenant Compact will be capable of being used by customers of all tenures who access and utilise housing and housing related services in Salford.  
· Tenants and leaseholders have also been very involved in setting priorities for repairs and major capital works. 

· We will be building on previous participation initiatives through the recently established NPHL Customer Panel which will enable tenants to influence the development of major capital works schemes.
The extensive consultation mechanisms outlined in this section ensure that tenants and leaseholders are able to influence their housing services and our plans, however we feel that there is still further work to do. We will increase the use focus groups as a tool to involve customers, evaluate satisfaction and service delivery.  We refer in more detail to how we engaged the tenants of Salford City Council in Section 2 Customer Consultation. 

The performance management process

The performance management process (PMF) has been designed to produce regular reports on information gathering and its analyses, housing market intelligence, Action Plan delivery, performance targets and indicators, impacts, appropriate outputs and outcomes. We also report on complementary indicators in order to measure changes in the wider social, economic, regeneration and performance context in which housing strategy and the Business Plan in the city is operating. The PMF process enables informed and effective monitoring, review and evaluation of our Housing Strategy and Business Plan. It will also inform the production of a new housing strategy in 2006. The Performance Management Framework is illustrated in Appendix 3
Monitoring the capital programme 

New Prospect Housing monitors the Capital Programme closely in relation to progress, financial spend, and against a number of key performance indicators which are reported regularly to the Council and New Prospect’s Partnering Board. This level of monitoring highlights accomplishments and areas where progress is not being achieved on target and allows us to put in place proposals for rectification. The objectives of the monitoring systems are to ensure that capital resources are maximised and that a good service is provided to customers. The monitoring system achieved a variance of only 1.4% against available resources in respect of the 2004/2005 capital programme.

Additional processes we have in place

Asset Management Process – links to the asset management plan
In August 2003 the Council concluded a Housing Asset Appraisal study to all of the predominantly local authority owned ‘estates’.  This study gauged “sustainability” on a neighbourhood basis and formed an important baseline for our Stock Option Appraisal project and has guided recent capital expenditure.  This study also established an asset management programme within the Integrated Management System to ensure that the indicators remained “live”.  The indicators used are based on Sustainability Toolkit model developed by John Moores University. The asset management programme has become an essential planning tool throughout the timeframe of our Stock Option Appraisal process. 

How this was used to shape the priorities in the Capital Programme
The 2003/04,2004/05 and 2005/06 capital programmes have been formulated to reflect the 2003 Asset Appraisal Strategy and ensure that investment has been directed towards those estates which are classed as sustainable.
Small-scale option appraisal process

The classification of Council owned void properties, as category A, B or C has been in place since 2000. However, since the formation of our ALMO, a formal procedure by which the Council accepts and then assesses properties as B & C voids has never been fully clarified. Therefore, the procedure and process have recently been subject to a complete review.  

In the normal course of events any dwelling in the Council’s ownership that becomes vacant will be inspected by New Prospect Housing and subsequently repaired and relet as quickly as possible. However, any properties that require significant investment, or their long term sustainability is questionable, New Prospect Housing will refer them to the Council’s Strategy and Planning team for options appraisal, disposal or demolition. In effect this process highlights relatively small numbers of council owned dwellings that do not have a demand, and we have classed these properties as ‘wrong supply’ for modern day needs and aspirations. 

Non dwelling assets & review 

As part of the Housing Options Appraisal process it has been necessary to begin an assessment of the housing stocks related assets. These include: garages, shops, offices, un-adopted roads/footpaths, play areas, district boiler houses and stores.

In October 2004, we appointed external consultants, Property Plus Solutions, to assist with a comprehensive review of the non-dwelling asset management strategy. This included a review of the processes currently in place and to recommend appropriate ways forward. 

The processes now in place will:

· enable the implementation of the review, 

· assist with the implementation of stock options, 

· ensure that we are able to respond to the community concerns (in term of non dwelling asset) effectively 

· create greater links to neighbourhood management framework and teams. 

· develop imaginative and innovative area based solutions

In summary, the report sets out key recommendations to assist the delivery of the review and includes a 12 month action plan, an option appraisal procedure and process map, a suggested framework for identifying assets at risk, and finally an option appraisal methodology. 

Section 5
Resources


Links to the Corporate Plan and Capital Strategy

The Community Plan is developed using evidence from customer consultation to define the priorities for the council, which are then incorporated into our Corporate Plan.  The council’s Capital Investment Strategy for 2004/05 to 2008/09 has provided the planning framework for the identification and allocation of resources to deliver our priorities. The Capital Investment Strategy provides effective financial planning and management and is based upon a realistic assessment of available resources not just to the council but also our partners and New Prospect. The priorities for housing investment set out in the council’s Capital Investment Strategy are:

· Supporting wider plans for regeneration in the city;

· Meeting the Decent Homes standard for council owned homes and development of an achievable 30 year HRA Business Plan;

· Tackling empty properties throughout the city;

· Maintaining sustainable communities;

· Funding the provision of specialist housing for vulnerable groups and the provision of disability adaptations.

Re-investment strategy – Assumptions on resources and how we planned the programme 

Useable capital receipts from Right to Buy sales and borrowing approvals are used to address the Council’s priorities. All receipts from asset sales are vested with the Resource Planning Group and services are invited to submit priority projects from their programme which are then considered against agreed criteria. 

The business plan is based on resources for capital expenditure from the Major Repairs Allowance, Supported Borrowing and limited revenue contributions to capital from the HRA. Some of the Borrowing approvals and proceeds from the sale of properties under the Right to Buy Scheme for previous years and within 2005/06 have been allocated to the delivery of wider housing strategy objectives, particularly private sector renewal in Central Salford.

It has been assumed that the level of the Major Repairs Allowance will remain constant as any increases to the allowance per property will be offset by the reduction in the amount of stock through Right to Buy.

It is unlikely that additional funding will be secured in the future for public sector housing from useable capital receipts given the current priorities of the Council as identified in the Capital Investment Strategy. 

The level of grants has been based on the delivery framework and plans for the regeneration of Charlestown and Kersal areas through New Deal for Communities.

Over the past two financial years the capital works programme has been prepared to concentrate on those areas of the city where sustainability has been clearly evident.

The programme has attempted to direct as much of the available capital spend towards decent home works, with the remainder being for essential maintenance items. In relation to the decent homes works these have been allocated in order to achieve the maximum number of homes made decent within the available resources.

The programme is shown in the next section by the types of work that will be undertaken and the number of properties improved through this and how it will be funded. Details are also given of other programmes that support the Strategy and Business Plan.

Public Sector Capital Programme for Council Homes

	 
	2003/4     out turn
	2004/5 planned
	2005/6 planned
	2006/7 planned

	
	
	
	
	

	 
	£m
	units
	£m
	units
	£m
	units
	£m
	Units

	Rewiring
	0.4
	171
	1.1
	547
	0.9
	350
	0.8
	330

	Partial Rewire
	-
	-
	1.2
	1110
	0.7
	425
	0.7
	430

	Roofing
	1
	334
	0.6
	201
	0.8
	222
	0.8
	222

	Windows/Doors
	4.6
	2299
	1.4
	670
	1.6
	650
	1.7
	650

	Central Heating
	1.8
	536
	3.6
	1097
	3.9
	1096
	4
	1096

	Kitchen
	2
	947
	2.5
	1175
	1.9
	838
	1.8
	795

	Bathroom
	1.8
	1818
	0.8
	802
	0.9
	734
	0.8
	670

	Insulation
	0.3
	1484
	1.5
	9688
	0.9
	2344
	1
	2344

	Environments
	3.8
	1121
	3.2
	688
	2.2
	576
	2.1
	476

	Structural
	-
	-
	1.5
	180
	1.7
	180
	1.7
	180

	Other
	2.4
	-
	4.2
	-
	4.5
	-
	4.6
	-

	
	
	
	
	
	
	
	
	

	Total
	18.1
	-
	21.6
	-
	20
	-
	20
	-

	
	
	
	
	
	
	
	
	

	Funding of Public Sector Programme
	
	
	
	
	
	
	
	

	Major Repairs Allowance
	15.9
	-
	16.1
	-
	16.0
	-
	16.0
	-

	Single Capital Pot
	-
	-
	4.2
	-
	2.0
	-
	2.0
	-

	Housing Revenue Account
	2.2
	-
	0.8
	-
	1.0
	-
	1.0
	-

	New Deal for Communities Grant
	-
	-
	0.5
	-
	1.0
	-
	1.0
	-

	
	
	
	
	
	
	
	
	

	Total
	18.1
	
	21.6
	
	20
	
	20
	


In addition to the Capital Programme, there are revenue programmes to support the overall delivery of the HRA Business Plan and the Housing Strategy as follows:

	 
	2003/4

out turn
	2004/5 planned
	2005/6 planned

	
	£m
	£m
	£m

	Housing Repairs Account
	20.8
	22.2
	21.0

	Supporting People Grant
	14.4
	14.6
	14.6

	Housing Market Renewal Fund - Revenue
	1.2
	3.0
	3.0

	Homelessness Grant
	0.6
	0.6
	0.6

	HRA/Housing General Fund
	0.7
	1.5
	1.6

	Stock Options Appraisal 
	0.1
	0.6
	0.5

	Housing Partnership
	0
	0
	0.1

	Total
	37.8
	42.5
	41.4


Monitoring of the Programme

New Prospect Housing monitors the programme closely in relation to progress, financial spend, and against a number of key performance indicators which are reported regularly to the Council and New Prospect’s Partnering Board. The objectives of the monitoring systems are to ensure that capital resources are maximised and that a good service is provided to customers. The monitoring system achieved a variance of only 1.4% against available resources in respect of the 2004/2005 capital programme.

Performance information about spend on the council’s housing related revenue and capital budgets is reported on a monthly basis by New Prospect Housing Ltd to the Capital Programme Monitoring Group and forms the basis of a monthly report to the Lead Member for Housing. The programme is also reported to Budget Scrutiny Committee as part of the monitoring of the Council’s whole capital programme.  This level of monitoring highlights accomplishments and areas where progress is not being achieved on target and allows us to put in place proposals for rectification. This has proven successful in 2004/2005 with a high level of control, and forecast outcomes being achieved.

The strategic planning and budget framework and process

The housing revenue budget forms part of the Councils overall strategic planning framework.  It provides the financial plan for the delivery of the Council's and Cabinets priorities whilst also contributing to the delivery of the aims of the Community Plan and the Local Strategic Partnership.
This strategic planning framework informs proposals for the realignment of the Council’s resources in order to put additional resource into its key priority services and draw them from areas of lesser priority or where efficiencies can be delivered.

The Budget Strategy Group comprises of the Leader, Deputy Leader, Lead and Executive Support Members for Customer and Support Services, Chief Executive, Strategic Director of Customer and Support Services and Head of Finance. This group oversee the  budget process to ensure the alignment of the strategic and budget planning processes.
The HRA Business Plan is approved by Council within a  suite of reports covering all revenue and capital budgets for the following year, depending on the linkages between the various budgets.

When consideration is being given to the budget for the HRA this is aligned with the action plan arising from the “Fit for Purpose Housing Strategy” and also the wishes of Tenants through public consultation.

Rent Restructuring
The rent restructuring programme is an ongoing programme that has been taken into account when preparing the business plan.  Cabinet approved a revision to HRA rent review policy to align it with the HRA budget process with effect from 1st April 2003, and in order to align with government proposals on rent restructuring.

The government’s aim is that rents should reflect more closely the qualities which tenants value in properties, and that there should be no unwarranted differences between the rents set on similar properties by different local authorities or registered social landlords (RSLs). The key to achieving this is a common formula for both local authority and RSL rents to be based on.

· The size, condition and location of the property

· Local earnings

30% of the property’s rent will be based on relative property values. 70% of the property’s rent will be based on relative county level earnings. A bedroom factor will be applied to reflect the size of the property.

The government wants the transition from old rent to new rent to be completed within 10 years from 2002 to 2012.

All property rents have been recalculated and modelled over the remaining transition period in line with Government recommendations and included in the ‘Rent Restructuring Plan’

Approval for the rent increase is made jointly between the Lead Members for Housing and Customer and Support Services as delegated to them by the Council. This decision is made in February and then communicated to all tenants.

This increase has been incorporated into the budget for 2005/06 for the HRA. Any deviation from these figures will result in the HRA being out of balance for 2005/06.
Our operating account – assumptions/sensitivities

In order to produce an accurate business plan it has been necessary to take into account assumptions and sensitivities.  

Sensitivities are anticipated factors that may change the plan if they were to occur.  The purpose of sensitivity analysis is to test whether the mainstream or base case option is robust in the sense of whether changes to the assumptions produce significant changes to the key outcomes.  

The HRA as described above is broadly balanced in revenue terms but considerably deficient in capital resources.  We have undertaken the following sensitivity tests to examine the HRA’s robustness in both its capital and revenue position:

· Retained Right to Buy receipts are used for HRA purposes.  

· Void and bad debt loss targets are each 0.5% above the Base Case targets to 2.50% and 2.00% respectively).

· Management costs increase in real terms by 1.0% pa (Base Case of 0.5% pa).   

· Right to Buy numbers increase by 25% from year 1. 

· The real growth in Repairs & Maintenance Allowance subsidy after 2005/06 does not materialise.

· Repairs & Maintenance costs increase in real terms by 1.0% pa (Base Case of 0.5% pa). Note: -This seem low bearing in mind the general inflation levels in the construction labour & materials market.   

· The 2.5% pa real growth in major works costs continues for the first 5 years. 
· Changes to the Interest Rates through Debt Rescheduling.
· Use of Unsupported Borrowing through the HRA for the Capital Programme.
Our budgets are continuously reviewed to ensure that the Housing Revenue Account does not experience a deficit and to try and maintain balances at the level prescribed by the council.  During the budget process, potential income generators are assessed to ascertain their viability for our business plan.  

It has been assumed that the level of Right to Buy applications continues at the same levels and the consequential effect upon the amount of income generated, together with the impact of rent restructuring.

The Management Fee between New Prospect and the Council is approved annually and is monitored throughout the year by New Prospect and reported monthly to the Council at the Joint Finance Meeting.

The expenditure on the repairs programme has been based on on-going commitments, delivery plans and annual investment programmes.  The revenue programmes have been assumed at a continuation at the same level.

Summary of 30-year HRA operating account

Although modelling has been developed over a 30 year profile for the purposes of presentation only 2003/04 to 2005/06 are shown in the table below.

	Summary
	2003/04
	2004/05
	2005/06

	
	£m
	£m
	£m

	Housing Strategy Costs
	0.340
	1.330
	1.600

	New Prospect Housing Limited Management Fee
	18.371
	20.082
	20.736

	Housing Repairs
	18.873
	20.000
	21.000

	Insurance and Recharges
	1.982
	2.121
	2.500

	Major Repairs Allowance
	15.946
	16.100
	15.944

	Service Level Agreements
	3.306
	2.296
	2.300

	Contribution for Bad Debts
	1.579
	1.580
	1.800

	Loan Charges
	18.899
	17.492
	17.801

	Revenue Contribution to Capital
	2.054
	0.883
	1.000

	Rent Rebates
	43.566
	0
	0

	Housing Set Aside (MRP)
	5.084
	0
	0

	Transfer to General Fund
	0
	0.919
	0.460

	Total Expenditure
	130.000
	82.803
	85.141

	
	
	
	

	Dwelling Rents
	67.339
	68.977
	67.638

	Other Income
	5.431
	5.475
	5.534

	Housing Subsidy
	56.986
	8.158
	11.654

	Interest Receivable
	0.449
	0.315
	0.315

	Total Income
	130.205
	82.925
	85.141

	
	
	
	

	Net Position
	0.205
	0.122
	0


HRA Balances

At the end of 2004/05 the HRA balances are forecast to be £3m or 3.6% of the budget compared to the recommended level of 3% as per the Audit Commission. 

There is currently no projected use of balances in 2005/06 as the HRA budget is balanced although the possible impacts of costs being incurred for Stock Options could change this position.

If the demand for Council house sales continues and subsidy resources change as notional guideline rents increase over the restructuring period then the level of balances could reduce below the prescribed limit unless there are offsetting reductions in expenditure. 

Mixed Model Approach

Following the results of our Stock Options Appraisal sign off process, it emerges that there are common threads that distinguish a mixed investment approach.  

At this time, in Salford West, there is significant tenant support for a Local Housing Company structure and as part of our options delivery work we will be exploring opportunities to develop a group structure for a series of Local Housing Companies.  Whereas in Central Salford, a key driver is the need for co-alignment with wider strategy for regeneration.  

This will be driven and implemented by our arrangements as outlined within the Housing Stock Options Appraisal (May 2005).  

Section 6
Priorities


Customer priorities and our achievements

Our priorities reflect the issues of concerns to our tenants and are addressed in our action plan. As well as day-to-day and local discussion with residents and residents groups, we have formally discussed priorities with our residents and about their concerns through:

· Stock options appraisal process

· STATUS survey

· Annual negotiation of our Tenant Participation Compacts

· Best Value Reviews involving surveys and group discussions with residents

· Capital Programme Survey 

· Various customer satisfaction surveys

· The People’s Forum

Our six key priorities within this Business Plan have been selected considering the contribution each can make to:

· Partners in Salford Community Plan vision and objectives;

· the outcome and impact the priorities will have on communities and customers; and
· the wider strategic aims of partners, the region and nationally.
From these ongoing consultations with the wider tenant body, we are clear about their overarching priorities. The key issues for residents and how these are addressed within the Business Plan, or where appropriate the Housing Strategy, are shown in the table below:

	CUSTOMER PRIORITIES
	BUSINESS PLAN SECTION



	Improve internal facilities, in particular kitchens and bathrooms, to bring them up to modern standards
	Section Three: Stock Condition Information

	Maximise the amount of money spent on repairs and frontline services
	Section Four: Performance  Management and Housing Excellence 

	Involve residents further in shaping the housing service and in ensuring that performance standards are met.
	Section Four: Performance  Management and Housing Excellence

	To bring all homes up to not only a decent standard, but up to the ‘Salford Standard’
	Section Five: Resources

	Helps to reduce crime and anti-social behaviour, particularly young people on estates
	Section Two: Tenant and Leaseholder Consultation also
Addressed in the Housing Strategy

	Increase the choice of affordable homes across the CityThe lack of affordable homes and choice
	Addressed in the Housing Strategy


Our priorities for action 

The resources and programmes are profiled over the Housing Strategy and Business Plan strategic priorities as follows:

	
	Enable independent living in all our communities.


	Provide a greater choice of homes and housing services in all our communities
	Bring all homes to a decent standard.
	Ensure we have the means to deliver our Strategy.
	Total

	
	04/05
	05/06 
	04/05
	05/06 
	04/05
	05/06
	04/05
	05/06 
	 04/05
	05/06

	Public 

Sector 

Capital 

Programme
	-


	-
	-
	-
	21.0
	20.0
	-
	-
	21.0
	20.0

	Private 

Sector 

Capital 

Programme
	1.9
	2.0
	25.2
	33.1
	-
	-
	-
	-
	27.1
	35.1

	Approved Development Programme
	-
	-
	8.3
	9.4
	-
	-
	-
	-
	8.3
	9.4

	Revenue Funding
	15.2
	15.3
	-
	-
	22.8
	21.5
	4.5
	4.6
	42.5
	41.4

	Total
	17.1
	17.3
	33.5
	42.5
	43.8
	41.5
	4.5
	4.6
	98.9
	105.9


Certain funding may cross over into other priorities, for example funding from Housing Market Renewal within the Private Sector Capital Programme may be used to clear unfit homes thereby addressing decency whilst increasing choice. 

The fifth strategic priority for ensuring that everyone can access housing and housing services is a principal that is integral to the delivery of all the other priorities. Resources associated with this priority are therefore included within the other priority headings. 

The priorities detailed in our action plan have been developed using technical and financial information and an analysis of housing market needs. They also crucially reflect the concerns of our tenants, based on their first hand knowledge of the conditions and problems on their estates. In deciding these priorities, we have also taken into account the Council’s priorities as identified in the Corporate Plan and Housing Strategy, together with the Government’s objectives for council housing.

Appraising the Priorities

In order to highlight the order of importance given to the priorities it is necessary to briefly outline again the methods of developing the priorities. 

As we have previously outlined the priorities in this Business Plan were chosen by a variety of means including the Housing Options Appraisal process and a number of customer satisfaction surveys such as the Capital Programme and STATUS surveys. We feel that to have to weight these priorities in order of importance is not appropriate as we feel we have gone onestep further in that our priorities are ordered according to area importance.
The stock options appraisal process has illustrated a need for a mixed economy provision. Our subsequent investment strategy will mean that the priorities of the Business Plan will form hierarchal area importance. For example, within areas of Central Salford the key driver will be restructuring the housing market rather than strictly achieving the Salford Standard and decency target. Notwithstanding that decency will be considered alongside all our regeneration proposals and activities in that area. Similarly the results of the Status Survey can be disaggregated by management area or ethnicity to allow us to prioritise issues that arise from the results. The 2003 STATUS survey revealed areas of priority for tenants and areas where we need to work harder to improve. 

Forming an essential part of the delivery of our stock option appraisal process, and  in order that we ensure we remain focused on the priorities of our customers, local steering groups will be established to drive and formulate appropriate investments bids and weight the priorities as set out in this plan according to area importance.  

Section 7
Our Options 


Progress 

Salford’s Housing Optional Appraisal Strategy (May 2005) outlines our approach to meet sustainable decent homes for all Salford housing stock by 2010.  It sets out how we have successfully engaged with tenants in exploring stock options and have identified potential investment solutions.  Where local investment solutions have been developed we are working with residents to submit funding applications to government.     

Key achievements:

· Completion of a 17% stock condition survey by FPD Savills

· Established a baseline 30 year Housing Revenue Account (HRA) Business Plan for all our homes as a basis for consultation with tenants

· Community Housing Task Force approved Tenant Empowerment and Communication Strategy

· Established the Housing Options Steering Group (HOSG) comprising of tenants, leaseholders, elected members, trade unions and staff to oversee the appraisal process

· Appointed TPAS as the independent tenant advisor

· Set aside £600,000 to fund and complete the appraisal process

· Delivery by New Prospect Housing of substantial Decent Homes programme – (1,992 made decent in 2004/2005 against a target of 1,500) 

· Concluded the Stock Option Appraisal Process 

· Has arrangements and costs for delivery of the Investment Strategy in place 

The table below provides a summary of the investment required achieving and maintaining the Decent Homes Standard and the likely level of available resources over the next 10 years is:

	Investment needed to achieve and maintain the Decent Homes standard over the next 10 years
	£443m

	Funding available over the next 10 years
	£161m

	Total funding gap for the next 10 years
	£282m

	Funding gap for the next 10 years per home 
	£9,760


Note: The funding gap indicated in the table above assumes that the council will continue with current investment policies for its homes and that homes will continue to be managed by New Prospect. 

Consultation results from our tenants

The result of resident consultation carried out as part of the whole stock option appraisal has demonstrated that there is no single solution that would be supported by residents at this stage.  It is also clear from tenant and leaseholder consultation that residents in the Pendleton area are eager to consider locally specific solutions for their area so that early solutions can be found to their urgent investment need.

This incremental approach has influenced the Council to consider that a “one size fits all” solution was not appropriate for a Council of the size and complexity of Salford and that a “local solutions for local places” approach is more suited to the prevailing conditions. This is borne out by the experience of delivering locally based solutions through regeneration schemes which have enabled a greater range of choice for tenants and a higher degree of tenant and resident involvement at both strategic and operational levels. 
The “local solutions” or “mixed model” approach is also supported by a thorough analysis of the Council’s base case position backed up by robust intelligence gained through our comprehensive stock condition data. The approach developed thus far takes account of a number of factors, including:

· Wishes expressed by tenants and leaseholders

· The need for affordable rents

· The protection of tenants and leaseholder rights

· Practical issues concerning deliverability

· Financial imperatives

· The likely availability of additional financial resources

· Synergy with other major initiatives

· The need to develop a comprehensive proposal.

Housing Stock Options Appraisal Outcomes

The final phase of consultation for the Council’s stock option appraisal process is now complete. For further details please refer to the Housing Stock Options Appraisal (May 2005). In Brief, feedback was received from 2,548 tenants, which represents 9% of all Council tenants. The consultation results were as follows:

	Area
	Consultation preference

	Central Salford*
	ALMO

	Beech Farm
	ALMO

	Ordsall
	PFI

	Pendleton
	PFI

	Swinton
	RSL

	Little Hulton & Walkden
	LHC

	Eccles
	LHC

	Irlam & Cadishead
	ALMO


ALMO = Arms Length Management Organisation

PFI = Private Finance Initiative


RSL = Registered Social Landlord (stock transfer)

LHC = Local Housing Company (stock transfer)


* Central Salford includes the New Prospect areas Salford North and Salford South (except for Pendleton and Ordsall)

Based on the results of this consultation, the Council has developed a recommended investment strategy which outlines their vision for the future of Council housing in Salford. Their recommendations were as follows:

	Area
	Investment strategy proposal

	Central Salford*
	ALMO

	Beech Farm
	ALMO

	Ordsall
	ALMO (with increasing self-management)

	Pendleton
	PFI

	Swinton
	LHC

	Little Hulton & Walkden
	LHC

	Eccles
	LHC

	Irlam & Cadishead
	LHC to be offered (not offered originally)


There are a couple of areas in which the Council proposal differs from the consultation outcome. In Ordsall, those consulted preferred a PFI, but at the time of the appraisal, it was not possible to bid for two PFIs, so Pendleton was given priority. The short term recommendation for Ordsall is therefore an ALMO, with a view to increasing levels of tenant self-management. In Irlam & Cadishead, an LHC was not originally offered, as it was felt that it would not have been viable for Irlam & Cadishead on its own. However, with the interest and proposals for other LHCs in West Salford, this will now be revisitied, and so the Council are proposing that it be offered to tenants within that area.

Outcome Summary – the overall picture

PFI – Private Funded Initiative

It is proposed that the Pendleton area will be managed by a PFI company. The Council is bidding for a £168 million investment in this, which will cover 2,800 homes.

ALMO

It is proposed that Central Salford, Beechfarm and Ordsall will remain in the management of an ALMO, although in the case of Ordsall this may be a short term measure. The Council is bidding for a £86 million investment, which will cover 9,100 homes.

It is also proposed that the ALMO will also contribute to wider regeneration, housing market renewal and neighbourhood management objectives of Salford.

LHC – Local Housing Companies

This option is becoming increasingly popular in other large authorities such as Manchester, Liverpool and inner London. The Salford investment strategy is proposing the development of such companies, to cover Eccles, Little Hulton & Walkden, Swinton, Irlam and Cadishead, which includes 16,600 homes. The Council is bidding for an investment of £147 million.

A LHC is an independent community based organisation, with a Board of tenants, members and independent specialists. LHCs are regulated by the Housing Corporation and inspected by the Audit Commission. 

Although the Council would have a role in supporting and monitoring these organisations, they would not be run by the Council. The LHC would own their stock as well as manage it, and this stock transfer would need to be approved by tenants through a ballot.

Our proposed Investment Strategy

The first thing to note is that this proposal has been developed in order to bring investment into Salford’s social housing. Under this strategy, the Council is able to bid for just over £400 million to help to bring homes up to the Decent Homes standard plus the higher Salford Standard, whereas the maximum they could bid for as an ALMO would be less than £200 million. In addition, the strategy has been developed based on direct feedback from tenants, and it aims to provide them with the increased local control they want.

For both these reasons it is important that this Business Plan supports the strategy and help with its effective implementation. 

It is likely that an ALMO, the bid for Round 6 will be made in December 2005. A mock inspection will take place in early 2006 with a full inspection by the Audit Commission following in winter 2006. The Council’s proposal reinforces the fact that the ALMO must achieve two stars in this inspection in order to be a viable option for any tenant. The success of all the new organisations will depend on continued strong performance up to and beyond inspection. In this way, our customers will receive the standard of service and care they deserve through this period, irrespective of the area in which they live. So, although the changes are significant, it is more important than ever that we remain focused on improving and delivering excellent service.

CSP – Common Service Provider

Since each of the resulting organisations will be considerably smaller than New Prospect, it is proposed that another concept be explored and developed, which would be a common service provider for the ALMO and the LHCs, and potentially other housing providers in the city. We feel that this would help provide economies of scale and meet Government guidelines on value for money.

Front line services may include:

· Older persons housing services

· Choice based lettings

· Anti social behaviour

· Housing advice

· Home improvement agency

· Homelessness provision

· Asylum & refugee services

· Building maintenance services

· Other cross tenure services

Back office / central services could include 

· IT

· Finance 

· HR 

· Procurement

· Marketing 

· Policy & Performance

At this stage, the Council would envisage that the common service provider would have 3-5 year contracts from the ALMO and LHCs, although this would need to be determined by both the Government and the Housing Corporation.

Summary

In brief, given the level of capital investment required, the negative value of our housing stock and considering the resources available under each investment option no one single option will provide the total resources needed to achieve the Decent Homes target and a sustainable HRA in the mid to long term. Continuing with a single ALMO vehicle for all the stock is not a viable option - it is unable to provide all of the investment needed. It will be necessary therefore to maximise the investment potential provided by all 3 options. Our next step is to finalise with tenants, members and stakeholders a ‘mixed’ procurement strategy for the final rounds of Decent Homes funding programmes.

A ‘mixed’ procurement strategy will result in the production of a succession plan for our ALMO, New Prospect Housing Ltd (NPHL), indicating the actions and steps that will need to be taken to manage change effectively and to continue efforts to improve the standard and quality of services to tenants and leaseholders in the short term. It will also require a detailed understanding as to how a greater plurality of service providers will facilitate coherent delivery of citywide strategies, priorities and plans. An important consideration will be the application of ‘Think Customer’ principles and the need to challenge how housing services are delivered across the city.

The need for a mixed model approach is further supported by the complexities facing housing and wider regeneration strategy in Central Salford. Here a more sophisticated approach to options appraisal is required that ensures regeneration and housing market renewal objectives and aspirations are considered alongside the need to meet the DHS.
The Way Forward

Given the opportunities presented by the options available through the Sustainable Communities Plan, we therefore intend to continue to work locally with residents and fully consider viable investment options for each area. The timetable for this will be determined by the governments bidding processes with an ongoing programme to assess the opportunities presented by investment options and our consultation with tenants and leaseholders. Detailed milestones for this process are set out in the Action Plan at Appendix 1.

For more detail, refer to the Housing Stock Option Appraisal document (May 2005)  

Section 8
Progress


Progress

The council’s comprehensive performance rating was assessed as ‘weak’ in 2002. An assessment rating which remained the same in December 2003 however the District Auditor's management letter recognised that significant improvement had been made across the authority, but in particular in the area of housing services in the preceding 12 months.

A major example of this improvement came when Government Office North West (GONW) judged the city's housing strategy for 2004-2006 to be 'fit for purpose'. The Housing Strategy, was, and is, deemed to have the focus and direction needed to make Salford a city in which people choose live. This has been a key driver of the whole housing system in Salford. 

In addition, as illustrated in Section  7, we have concluded one of the most comprehensive stock option appraisal exercises, nationally.

Progress made on meeting targets and objectives from our last Business Plan 

Our last business plan was prepared in 2002 and set a number of targets for the Council and our ALMO, New Prospect Housing.  The targets specified covered a wide range of our services and the majority of these were long-term aims.  We have already met a large number of the targets we set and are close to completing those that remain outstanding.  Some of our successes have included the following accomplishments.

· Our achievements in assessing and maintaining our stock include completing a Stock Condition Survey that has now examined 17% of our stock (increasing the original sample by 7%).  The Building Research Establishment have also completed a full structural review on our high rise accommodation.  The completion of the surveys has enabled a detailed calculation of the investment need for our stock to be generated.  Within the last review period (2004/5), 95% of urgent repairs were completed within Government targets and 92% of customers were satisfied with the responsive repairs service.  

· The housing market within Salford has been analysed and reviewed in detail.  We have produced a Citywide Housing Market Assessment that provides an in depth demographic profile of the city and is reviewed annually.  Our Housing Market Demand Study 2003 analysed the supply and need for housing across Salford and created a detailed profile of our housing market.  This document will be reviewed every three years to ensure our information and planning meet the needs of City.  In addition to the Citywide documents, Neighbourhood assessments are currently being completed to enable detailed localised housing plans to be developed for each of the Community Service Delivery areas.  

· The continued affordability of our stock remains one of our priorities for our tenants and residents.  Our Rent Restructuring Programme has been implemented and, as an ongoing scheme, is reviewed regularly.  The Government date for full compliance is 2010 but we are already ensuring that yearly targets continue to be achieved.  We have completed market testing of rent rises amongst our residents to ensure that they are acceptable.

·  We are currently mapping the incidence of Right to Buys on a monthly basis and assessing the impact of this on our communities. In terms of the regional market our initial analysis indicates that Right to Buy sales sub-regionally range from highest in Trafford at 28% down to the lowest in Manchester and Oldham with 16%. Salford has the third lowest number of sales of Right to Buy at 18%, representing a total sales figure of 9,192 from 16th August 1981 - End of December 2004. All Local Authorities in the Greater Manchester region saw a large increase in sales during 2003/04 as a result of both the buoyant housing market and the impending changes in the Right to Buy legislation. Salford was not unusual in this. What is more difficult to quantify is whether the increased incidence of Right to Buy is linked directly to areas where regeneration activity is imminent, as national research suggests. This is an are of ongoing work.
· Equality and diversity is one of the main priorities within service delivery for both the Council and New Prospect Housing.  We have made appropriate provisions to ensure that the requirements within the Disability Discrimination Act 2004 are met and have also implemented a corporate equality training programme for all staff to attend.  NPHL are fully compliant with Commission for Racial Equality’s code of good practice in rented housing and have also implanted a Race Equality Scheme Action Plan for 2005 – 2008.  

· Our assistance to households to make energy efficiency improvements. The governments Decent Homes Standard for the private and public sector  requires homes to have a reasonable degree of thermal comfort. Examples of our progress to date include:

· Achieving a 17% overall improvement in energy efficient homes between 1996 and March 2003. Our actual target is 21% by 2006; 

· Establishing the Eccles Energy Conservation area project to link the availability of grants, marketing and publicity and set up an Energy Efficiency Advice Centre;

· Establishing a partnership with British Gas to deliver the Home Essential for Life Programme (HELP) to tackle fuel poverty. £239,000 additional resources were secured through this programme during 2003/4

· The success of all our partnership working in implementing the Supporting People Programme has been recognised by the recent Beacon Council Status award for the following key areas:  
· Engaging hard to reach groups in the Supporting People programme;

· The development of the fairer charging ‘calculator’; 

· Linking health and Supporting People in an integrated falls strategy;

· Service performance indicators - developing new software solutions
· The 2003 Homelessness Strategy was developed when there was an over-supply of social rented accommodation. Changes in the housing market and the addition of new priority need categories by the Homelessness Act 2002, however, have led to pressure on the supply of social rented accommodation and we are now faced with a number of challenges.

In particular the pressure to provide temporary accommodation for homeless households has resulted in an increase in the use of bed and breakfast accommodation, at a time when we are striving to eliminate its use altogether, particularly for families with children. It is our intention to eliminate the use of bed and breakfast accommodation for all households by 2006/07.

Despite this much progress has been made against the original aims and objectives of the Homelessness Strategy, and achievements include: 

· Creation of a joint Homelessness and Housing Advice team;

.

· Improvement of the management of the council’s rental bond scheme 

to the homelessness service to ensure bonds can be targeted effectively;

· Preventing youth homelessness, in partnership with Connexions by 

engaging a youth mediator, successfully negotiating 13 out of 43 young people back into their families in March 2004;

.

· Development of temporary tenancies for homeless people;

· Links made with housing associations and accredited private 

landlords to offer accommodation to homeless people

Significant progress has already been made in recognising and enhancing the supply of appropriate accommodation and support for older people in Salford, with achievements such as:

· Development of the Sheltered Housing Providers Group; a cross 

tenure group of providers, overseeing the development of new 

models of sheltered housing and a review of existing provision;

· £847,000 has been secured through a successful bid (one of only 16 

successful bids nationally) to the Department of Health and  Extra Care Housing fund, which was offered jointly with the Housing Corporation and supported by the Office of the Deputy Prime Minister;

· Creation of a steering group to oversee the implementation of a 

retirement village within Salford, which has already received political approval;

· Securing funding of £100,112 to create ‘Sure Footed in Salford’ an 

innovative approach to reducing falls, supporting the National Service Framework for Older People (NSF);

· An improved and enhanced Care on Call community alarm service, 

managed by New Prospect;

· A wide-ranging review of the role of the sheltered housing warden and the establishment of a Sheltered Housing Forum.

· We have recently successfully secured a bid of £225,000 from the Extra Care Housing Fund. Salford has plans to revolutionise its existing Pennine Court sheltered housing scheme in Swinton as a new model for accommodation for both older people and people with learning difficulties. The news came in an announcement from Health Minister Stephen Ladyman following the launch of the new Valuing People report, which earmarked funds to benefit people across the UK with learning difficulties, particularly as they get older.

Feedback from consultation with residents and tenants has confirmed that the image of the city, particularly crime and the fear of crime, play a large part in the decision of existing residents to move to other areas and for new people not to move into the city. The greatest concern is anti-social behaviour. 

The Crime and Disorder Reduction Strategy has resulted in significant achievements in reducing crime (figures are for the period 2002-2004):

· Reduction in robberies by 11%;

· Reduction in vehicle crimes by 16%;
· Reduction in the number of domestic burglaries by 9%
We continuously review all of our existing targets and initiate new targets, as they are required to ensure an excellent service for all our tenants, residents, partners and stakeholders. For further information on all of these achievements please see our Housing Strategy. 

Benchmarking Reality Checks
To ensure that we are performing well among our peers we regularly compare our performance with that of other organisations, including local authorities and RSLs. We are members of Housemark who collate annual and quarterly information for all ALMO's and also the Greater Manchester Best Practice Unit. The Greater Manchester Best Practice Unit has been going since 1998. Its membership includes representatives from Greater Manchester Local Authority Housing Departments or ALMO’s where appropriate including Bolton, Rochdale, Oldham, Wigan, Stockport, Trafford, Warrington, Salford and Bury.  The key purpose of the group is to Benchmark Housing Services and to develop and disseminate good practice to all its members. The Group currently meets bi monthly.

The Group has worked in Salford in the past by undertaking a number of ‘reality checks’ on our services. Recent ‘Reality Checks’ include one for the Void standard and one for area housing offices. Some of the issues that were checked were for example the speed of answering telephone calls, cleanliness of offices, creche facilities, and the type of customer information that is made available. The outcomes of these ‘reality checks’ then enable us to compare our performance and exchange good practice. 
Performance Management
Performance information is reported monthly to the Strategic Housing Performance Management Team, the Council and NPHL, Senior Management Teams and the Capital Programme Monitoring Group.  Key performance information is also submitted to the Salford Strategic Housing Partnership on a quarterly basis.  The Council has adopted a “whole Council” approach to the improvement of the housing service.  The action points of this Business Plan have been incorporated into the 2005/06 Service Improvement Plan for Housing. They will then be included in the Personal Development Appraisals of all staff having an impact on the delivery of the Business Plan. The progress of actions to delivery the service improvements will be reviewed monthly as part of the service delivery management process.  

How is progress reported to and monitored by stakeholders?

Our robust monitoring framework ensures that customers are actively engaged and valued within the monitoring process through, the Housing Options Steering Group, Community Committees, customer satisfaction surveys and an annual housing strategy conference.  A summary of our performance is given to all our tenants in the ‘Salford People’ publication. Staff are kept up to date on performance issues through team meetings and our monthly team brief, ‘Talking Homes’.  

The arrangements for monitoring & reporting on the quality of services provided


Monitoring Performance

The performance indicators within this document are either delivered by Housing Services or by NPHL, on behalf of Housing Services. All performance indicators are contained within the Councils Strategic and Best Value Performance Plan and are also contained within NPHL’s Delivery Plan.

The performance against the targets set are measured either monthly and quarterly depending on the type of indicator. Sophisticated IT systems are in place to monitor and record this performance. This performance information is then reported to the NPHL Board and Management Team.

The information is also monitored by Salford City Council and reported to monthly business meetings between SCC and NPHL and to quarterly Scrutiny Committee meetings and Quarterly Performance Evaluation meetings with the Leader and Deputy Leader of SCC. In addition the Performance Indicators are also subject to audit by District Auditor annually.  
Schedule of performance indicators

The table below sets out some of the key performance indicators that the council and partners monitor to ensure that the HRA Business Plan and our Housing Strategy is working by improving service standards and achieving our plans. The table indicates current performance (2003/04) and future targets.

Best Value performance indicators

	BVPI
	DEFINITION
	2003/04 actual (target)
	2004/05

target
	2005/06

target
	2006/07

target

	BVPI 2a
	The level of the Equality Standard for Local Government to which Salford City Council  conforms (range is 1-5)
	1
	2
	2
	2

	BVPI 63
	The average standard assessment performance (SAP) rating of local authority owned dwellings
	57 


	60
	60
	61.5

	BVPI 164
	Does Salford City Council meet the Commission for Racial Equality’s code of good practice in rented housing?
	Yes
	Yes 
	Yes
	Yes

	BVPI 184a
	The proportion of local authority dwellings which were non-decent on 1st April 2003
	68%


	65.11
	61%
	56%

	BVPI 184b
	The percentage change in the proportion of non-decent houses between 1st April 2003 and 1st April 2004
	8.87%


	13.38%
	13.26%
	13%


LOCAL PERFORMANCE INDICATORS (LPI) AND LOCAL PUBLIC SERVICE AGREEMENT (LPSA) TARGETS

	LPI
	DEFINITION
	2003/04

actual target
	2004/05

target
	2005/06

target
	2006/07

target

	BVPI LPI 5
	The percentage of all current council tenants owing over 13 weeks rent at 31st March (excluding those owing less than £250)
	8.5%
	7.17%
	8%
	7%

	BVPI LPI 8
	The average re-let time for council owned dwellings let in the financial year (days)
	50
	47
	45
	40

	BVPI

LPI 12
	The % of  urgent repairs completed within Government time limits
	91%
	95.74
	93%
	95%

	BVPI LPI 47
	The percentage of customers satisfied with the responsive repairs service, measured using customer care cards
	90
	92%
	92
	93


	LPSA
	DEFINITION
	2003/04

actual target
	2004/05

target
	2005/06

target
	2006/07

target

	PSA 7
	By 2010 bring all social housing into decent condition with most of this improvement taking place in deprived areas and increase the proportion of private housing in decent condition occupied by vulnerable groups
	Targets
	to be
	developed
	

	LPSA 10
	To reduce the number or domestic burglaries to 42.6 per 1000 population
	44.51
	42.6
	To be agreed
	To be agreed


Our Performance Management IT System Framework
Since November, 2004, we have been working jointly  (initially as part of an ODPM funded project) with a number of other authorities (Sefton, Angus, Tower hamlets and St Helens) to develop a comprehensive performance management, IT based, system (PMF) which allows for the retention of information at various levels within the organisation (corporate, directorate, business unit and individual). The system allows links to be made between the information held at the various levels thereby supporting the ‘Golden thread’ - a clear demonstration between the objectives for the organisation at the corporate level, through the directorate and business unit levels and those set for individuals.

A further main feature of the system is that it provides a common format for the production of directorate and business unit level plans thereby providing a standardised approach across the organisation. In addition, a common template is also contained within the system for undertaking employee appraisals and for the integration of risk management.

The PMF system will provide us with effective and comprehensive performance information at all levels of the authority which can be used to determine our performance towards the achievement of key priorities and the improvement of services for our customers.

A project plan is in place which will see the PMF system fully ‘rolled out’ from this summer. 
Conclusion 

The housing world is forever changing. Customers want and deserve better choices and quality homes. Our Business Plan, Housing Strategy and the range of services we offer will all help to meet the challenges we face. Our plans for the future of housing and our local communities are based on the following key principles:

· Customers will always come first.

· Providing a wider choice of housing options forms the background of our Housing Strategy and Business Plan.

· Quality housing through excellent performance will be a fundamental right for our communities.

This Business Plan, sitting alongside our Housing Stock Option Appraisal and our overarching Housing Strategy has confirmed our priorities for housing over the coming year as well as outlined the plans and actions we intend to carry out to the public sector stock to help realise our vision for housing in the city.

This Business Plan demonstrates throughout how our objectives meet national, regional and the council's wider corporate objectives and how it sits within the broad framework of the community strategy. Our action plan has set clear priorities, which will be subject to the monitoring and reviewing framework outlined.  

In producing this Business Plan we have also recognised that as well as our achievements there is much work to done. There are many challenges for housing in Salford and we face serious issues and problems ranging from too much obsolete and unpopular housing to new challenges such as the new problem of affordability and the rising numbers of homeless people.

This Making the Future Happen Our HRA Business Plan 2005-2035 is a supplementary document to ‘Making the future happen’ our Housing Strategy for Salford  2004-2006 and as such assists in meeting these challenges head on. It also builds upon our achievements to date and shows how we will take forward the opportunities provided by major initiatives such as our Housing Market Renewal Pathfinder status.

Given so much is happening in Salford it is vital that we have a Business Plan that states a clear vision for housing, confirms what we intend to do and why, and most importantly shows how we will help achieve a better Salford. This Business Plan clearly outlines the structures and processes in place in Salford to ensure that all of our activities will make Salford a place where people choose to live.  

Appendix 1
Action Plan 

	Enable Independent Living in all our Communities

	Objective
	By When
	Lead Officer
	Resources Required
	Measure of Success

	 
	 
	 
	 
	 

	 
	 
	 
	 
	 

	Ensure equal opportunities of access to our services
	Apr-06
	All Service Managers
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Enhanced access to services through My Home IN Salford; website; equality and diversity training provided to all staff. This is a key theme for New Prospect Housing and a ‘champion’ will be appointed in Summer 2005 to progress work on Equality & Diversity issues.

	Provide a greater choice of homes and housing services

	Objective
	By When
	Lead Officer
	Resources Required
	Measure of Success

	Achieve Investors in People (IiP)
	Apr-08
	Bob Osborne Director Housing and Planning
	General Housing Fund (GHF)
	All staff are well trained, informed and motivated. Fit for Purpose Organisation, LPSA 12  

	Increased tenant satisfaction levels in line with targets set
	Apr-06
	Kevin Scarlett Assistant Director Housing and Planning
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Fit for Purpose Organisation, LPSA 12 Increased tenant and stakeholder involvement through additional consultation and feedback measures and user satisfaction surveys. 

	Deliver actions within the Tenant Compact and review and update for future years 
	Apr-06
	Kevin Scarlett Assistant Director Housing and Planning
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Fit for Purpose Organisation, LPSA 12 Increased tenant and stakeholder involvement through additional consultation and feedback measures and user satisfaction surveys.

	Achieve top quartile performance for all KPI's
	Apr-08
	All Service Managers
	Housing Revenue Account (HRA)
	Fit for Purpose Organisation, LPSA 12  Increased tenant and stakeholder involvement through additional consultation and feedback measures and user satisfaction surveys.

	Deliver actions within the Service Improvement Plans and update annually
	Jun-05
	All Service Managers
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Highlighted actions completed within timescale. Service Improvement Plan updated annually. Increased tenant satisfaction levels in line with targets set. Fit for Purpose Organisation, LSPA 12

	To ensure efficient delivery of the capital programme in line with the business plan.
	Annually
	 G Thurling/N Sedman NPHL
	Housing Revenue Account (HRA)
	Consult tenants on tenant led improvements and capital programme every October 

	To conduct a STATUS (tenant satisfaction survey) every three years
	Apr-06
	Paul Longshaw Strategy and Planning Manager
	Housing Revenue Account (HRA)
	Increased tenant and stakeholder involvement through additional consultation and feedback measures and user satisfaction surveys.

	Bring all homes up to a decent standard

	Objective
	By When
	Lead Officer
	Resources Required
	Measure of Success

	Secure  resources identified in the investment strategy for council owned homes 
	Mar-06
	Paul Longshaw Strategy and Planning Manager
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Investment to meet PSA 7 secured

	To ensure that the HRA Business Plan financial model meets the requirements of the authority and central Government
	Ongoing
	Paul Longshaw Strategy and Planning Manager
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Publish the annual Business Plan Summary to meet GoNW deadlines 

	Review Buisiness Plan 
	Annually
	Paul Longshaw Strategy and Planning Manager
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Actions in Business Plan reviewed monthly by the Business Plan Team 

	Achieve Decent Homes standard by 2010
	Mar-10
	Paul Longshaw Strategy and Planning Manager
	Capital Programme    
	Stock condition survey regularly updated and reviewed annually. Submit ALMO/PFI/mixed bids as directed by the bidding process. Review Capital Programme  following outcome of bids. Decent Homes Strategy developed as a result of above

	Fully implement  Rethinking Construction and Egan Style
partnering arrangements for procurement
	Apr-08
	John Wooderson 

 Senior Manager (Forward Planning).
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Egan partnering arrangements fully adopted. Long term partnering agreements made with suppliers and contractorsfor all capital and revenue contract works. 

	Stock condition survey regularly updated and reviewed annually
	Ongoing
	Paul Longshaw – Strategy and Planning Manager
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Up to date stock condition information available on request

	Complete a review of Sheltered housing schemes and services
	 In progress - completed by September 2005
	John Rooney Strategy and Planning Manager
	Within stock options resources
	Options for sheltered stock explored with partners and tenants. Preferred options delivered

	Develop, plan and produce the housing capital programme (2006-2009) 
	Sept 2005
	Kevin Scarlett Assistant Director Housing and Planning
	General Housing Fund (GHF)
	PSA 7, BVPI 62, BVPI 184a,BVPI 184b

	Ensure equal access to homes and housing services

	Objective
	By When
	Lead Officer
	Resources Required
	Measure of Success

	Review and evaluate existing Housing Advice services 
	Apr-06
	Janice Samuels
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Increase customer satisfaction with housing advice services Increase no. of people accessing housing advice services, particularly from minority faith & ethnic groups and young people

	Develop and produce strategies and plans that achieve greater inclusiveness for housing services and promote diversity in the housing system
	Continuous
	Paul Longshaw Strategy and Planning Manager
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Diversity Living Strategy Increase BME customer satisfaction with housing services  Increase supply of culturally specific designed homes for minority faith and ethnic communities, BVPI 74b, BVPI 75c 

	Review lettings policies of all providers and produce a multi landlord Choice Based Lettings scheme and business plan for Salford 
	Dec-05
	Glynn Meacher
	General Housing Fund (GHF) Housing Revenue Account (HRA)
	Choice Based Lettings Scheme, Increased customer choice of and access to rented accommodation in the city, Increased customer satisfaction with access to rented accommodation  specifically BME, older persons and young people, Reduce turnover rate in social housing, reduce no. of empty properties in social housing sector

	Make sure we have the means to deliver our strategy

	Objective
	By When
	Lead Officer
	Resources Required
	Measure of Success

	Support New Prospect Housing Limited to achieve improved performance in managing Council owned homes 
	Ongoing
	Gary Rearden
	General Housing Fund
	2 * Best value Inspection rating for New Prospect BVPI 74c, BVPI 75c, BVPI LPI 47, BVPI LPI 5, BVPI LPI 8, BVPI 64, BVPI 74a, BVPI 74b


Appendix 2 The Salford Standard  
	SALFORD STANDARD

	
	
	Decent Homes Standard
	Additional Home Improvements

	A.
	Security improvements 
	None
	- intruder alarm

- panic buttons/warden call systems (for sheltered dwellings only)

- external sensor lights

- smoke detectors

- access systems to flats, doors and landings or TV cameras

- security doors/ high energy efficient multi locks

	B.
	Kitchen modernisation 
	- fittings in good and useable condition

- equipped with modern facilities

- adequate space and safe working layout

- sufficient worktop space in the kitchen
	- sufficient number of power sockets (as per building regulations)

- adequate storage (where possible)

- extractor fans


	C.
	Bathroom modernisation 
	- fittings in good and useable condition

- equipped with modern facilities
	- 3-bedroom homes or larger fitted with second WC for new build properties

- additional fixtures/fittings in bathroom (including  provision of disabled aids and adaptations)

- extractor fans

	D.
	Sound/noise insulation 
	- minimum loft insulation
	- minimum cavity insulation

	E.
	Central heating insulation 
	- whole house central heating

- air vents

- room thermostats
	- radiator thermostats



	F.
	Front/back door improvements 
	- free from serious disrepair
	- usable letter box

- draught excluders- door chain

- locks – yale, 5 lever mortice,    

  deadbolts

- handles

- painted/treated
- spyhole

	G.
	Window improvements 
	- permitting adequate ventilation

- free from serious disrepair
	- double glazed

- secure window locks

- safe open

	H.
	Electrical improvements 
	- safe wiring throughout
	- sufficient single and double socket outlets per room 

- individual trip switches for each room and electrical goods –
- carbon monoxide detectors

	I.
	Heating insulation improvements 
	- minimum loft insulation
	- lagging around tank

- minimum cavity wall insulation

- draught excluders

	J.
	Structural improvements 
	- free from substantial disrepair
	






















Appendix 4
 Contacts List

	Abbr.
	Full name of team/organisation
	Contact Name
	Contact details

	BPT 
	Business Planning Team
	Paul Longshaw
	Paul.Longshaw@salford.gov.uk 

	CHSOG
	Housing Partnership Strategy Development Group
	Paul Longshaw
	Paul.Longshaw@salford.gov.uk

	CHTF 
	Community Housing Task Force
	Peter McHugh
	mailto:Peter.mchugh@odpm.gsi.gov.uk

	GMEEAAC  
	Greater Manchester Energy Efficiency Advice and Assistance Centre
	Frances Frost
	Frances.frost@salford.gov.uk

	HFT
	Salford City Council’s Housing Finance Team
	Nigel Dickens
	Nigel.dickens@salford.gov.uk

	HDT
	Salford City Council’s Housing Development Team
	Glyn Meacher
	Glyn.meacher@salford.gov.uk

	HMR CMT
	Housing Market Renewal Core Management Team
	John Rooney
	John.Rooney@salford.gov.uk

	HOSG
	Housing Options Steering Group
	John Rooney
	John.Rooney@salford.gov.uk

	HPT
	Salford City Council’s Housing Performance Team
	Gary Rearden
	Gary.rearden@salford.gov.uk

	HSMT
	Housing Services Management Team
	Kevin Scarlett
	Kevin.Scarlett@salford.gov.uk

	MSP
	Manchester Salford (HMR) Pathfinder
	John Rooney
	John.Roonery@salford.gov.uk

	New Prospect
	New Prospect Housing Limited
	Colin Mayhead
	mailto:Colin.mayhead@new-prospect.org

	
	Partners IN Salford
	Sheila Murtagh
	mailto:Sheila.murtagh@salford.gov.uk

	
	Salford City Council’s Planning Services
	Chris Findley
	Chris.Findley@salford.gov.uk

	P&PT
	Salford City Council’s Partnerships and Planning Team
	John Rooney
	John.Rooney@salford.gov.uk

	PCT
	Salford Primary Care NHS Trust
	Joan Veitch
	mailto:Joan.veitch@salford-pct.nhs.uk

	Housing association
	Registered Social Landlords
	Emma Marrington
	Emma.Marrington@salford.gov.uk

	SHP
	Salford Housing Partnership
	Emma Marrington
	Emma.Marrington@salford.gov.uk

	SPT
	Supporting People Team
	Julie Dodd

Clare Ibbeson
	Julie.Dodd@salford.gov.uk
Clare.Ibbeson@salford.gov.uk

	S&PT
	Salford City Council’s Strategy and Planning Team
	Paul Longshaw

John Rooney
	John.Roonery@salford.gov.uk
Paul.Longshaw@salford.gov.uk


Appendix 5
Contact Details and Links to all Documents Referred to in the Business Plan

A number of different plans, documents and studies have been used to help in the development and production of our HRA Business Plan .  Some useful reading and information can be obtained as follows.  

Corporate Strategies and Policies

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Making the Future Happen – Our Strategy for Housing 2004-2006
	http://www.salford.gov.uk/housingstrategy
	Information.centre@salford.gov.uk
	Salford City Council,

Crompton House, Chorley Road, Swinton, Salford, 

M27 6ES  Tel: 0161 922 8716

	Salford City Council Capital Investment and Asset Management Plan
	http://www2.salford.gov.uk/solar_documents/CBTR130704B1.DOC
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Salford City Council Neighbourhood Renewal Strategy, Salford Partnership Prospectus 2003
	http://www.salford.gov.uk/neighbourhoodrenewalstrategy.pdf
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Salford City Council Best Value Performance Plan 2003


	http://www.salford.gov.uk/best_val_perf_plan_0304.pdf
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Salford City Council Community Plan 2002
	http://www.salford.gov.uk/communityplanfulldocument.pdf
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Perceptions of Change – Housing Markets in Salford.  A joint report by Quality Network Services and Salford City Council 2004
	www.salford.gov.uk 
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Moving Beyond One Size Fits All, June 2003
	http://www.salford.gov.uk/bme_final.pdf
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Partners IN Salford Community Plan 2001-2006
	http://www.salford.gov.uk/communityplan 
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Unitary Development Plan (UDP)
	http://www.salford.gov.uk/udp
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Crime and Disorder Reduction Strategy 2005 – 2008
	http://www.salford.gov.uk/living/yourcom/crimereduction/tacklingcrime.htm
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Economic Development Strategy 2001-2004
	http://www.salford.gov.uk/edstrat2001-2004.pdf
	Information.centre@salford.gov.uk
	Salford City Council,

Civic Centre, 

Chorley Road, Swinton, Salford, M27 5DA

Tel: 0161 794 4711


National Strategies and Policies

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Making it happen: the Northern Way
	http://www.odpm.gov.uk/stellent/groups/odpm_control/documents/contentservertemplate/odpm_index.hcst?n=4301&l=2 
	odpm@twoten.press.net 
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, 

LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237

	Draft Housing Bill
	http://www.odpm.gov.uk/stellent/groups/odpm_housing/documents/downloadable/odpm_house_023168.pdf 
	odpm@twoten.press.net 
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	New Commitment to Neighbourhood Renewal: a National Strategy Action Plan
	http://www.neighbourhood.gov.uk/document.asp?id=85
	neighbourhoodrenewal@odpm.gsi.gov.uk
	Neighbourhood Renewal Unit
Office of the Deputy Prime Minister
3rd Floor, C/5
Eland House 
Bressenden Place
London, SW1E 5DU

Tel: 08450 82 83 83

	Barker Review of Housing Supply
	http://www.hm-treasury.gov.uk/media/0F2/D4/barker_review_report_494.pdf 
	public.enquiries@hm-treasury.gov.uk 
	The Correspondence & Enquiry Unit
2/S2
HM Treasury
1 Horse Guards Road
London, SW1A 2HQ

Tel: 020 7270 4558

	The Race Relations (Amendment) Act 2000
	http://www.hmso.gov.uk/acts/acts2000/20000034.htm 
	book.orders@tso.co.uk
	The Stationery Office (TSO)
PO Box 29
St Crispins, Duke Street
Norwich NR3 1GN
Tel: 0870 600 5522

	Sustainable Communities: Building for the Future – ODPM, February 2003
	http://www.odpm.gov.uk/stellent/groups/odpm_communities/documents/pdf/odpm_comm_pdf_022184.pdf
	odpm@twoten.press.net 
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Quality and Choice: A decent home for all – the way forward for housing – ODPM
	http://www.odpm.gov.uk/stellent/groups/odpm_housing/documents/pdf/odpm_house_pdf_601905.pdf
	odpm@twoten.press.net
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237

	Our Towns and Cities: The Future – Delivering an Urban Renaissance – ODPM
	http://www.odpm.gov.uk/stellent/groups/odpm_urbanpolicy/documents/pdf/odpm_urbpol_pdf_608356.pdf
	odpm@twoten.press.net
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237


Regional Strategies and Policies

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	North West Regional Housing Strategy 2003 – Government Office for the North West, The Housing Corporation, North West Housing Forum and North West Regional Assembly
	http://www.northern-consortium.org.uk/reports/nwgovernmentpaper.pdf
	enquries@northern-consortium.org.uk
	Northern Housing Consortium, 
Webster's Ropery,
Ropery Road,
Deptford Terrace,
Deptford,
Sunderland,
Tyne & Wear,
SR4 6DJ

Tel: 0191 5661000

	Document
	Methods to Obtain Documentation

	
	Website Address/Link
	Email
	Address to Write to and Telephone Number

	Sustainable Communities in the North West
	http://www.odpm.gov.uk/stellent/groups/odpm_communities/documents/page/odpm_comm_022207.hcsp 
	odpm@twoten.press.net
	The Office of the Deputy Prime Minister,

PO Box 236, Wetherby,

West Yorkshire, LS23 7NB

Tel: 0870 1226 236

Fax: 0870 1226 237

	2003 Regional Housing Strategy
	http://www.nwrhb.org.uk 
	 Jpilkington.gonw@go-regions.gsi.gov.uk 
	James Pilkington,

Government Office for the North West, Sunley Tower, Picadilly Plaza, Manchester,

M1 4BE

Tel: 0161 952 4217

	Regional Economic Strategy 2003 (RES)
	http://www.englandsnorthwest2020.com 
	bookshop@nwda.co.uk
	North West Development Agency, PO BOX 37, Renaissance House, Centre Park, Warrington, Cheshire,

WA1 1XB

Tel: 01925 400213


	Activity
	Timescale
	How this informs the Business Plan
	Example in 2004

	Analysis of primary research, performance information and Best Value Reviews
	Continuous throughout the year. Technical summary to be produced annually in December
	Informs revisions to the strategic objectives, option appraisal and action plan
	Housing market analysis determined prioritisation of work on a number of issues e.g need to produce an Affordable Housing Strategy by January 2006.

	Gauge views on Business Plan though Salford’s Citizen’s Panel 
	Throughout the year as necessary
	Informs revisions of strategic objectives/priorities
	Citizen’s Panel to be established in March 05

	Salford’s Customer Sounding Board
	Quarterly
	Informs revisions to the strategy and identifies issues for discussion at the Housing Strategy Annual conference/Annual Tenant Board Meeting
	Inaugural meeting held in June and along with agreeing a review and monitoring programme which shaped the ‘Salford Standard’.

	Annual Housing Strategy Conference – see CD appendix 2 for details of 2004 Housing Strategy Conference
	May 2004 and annually thereafter
	Identifies issues requiring additional coverage in the Strategy
	Determined the five housing priorities.

	Review of Business Plan through the Salford Housing Partnership framework
	Annual Review and  Quarterly monitoring report
	Informs revisions to the strategy and identifies issues for discussion at the Housing Strategy Annual conference
	July 04 strategic priorities approved 



	Consultation with ward councillors and residents at each Community Committee panels and with council tenants and leaseholders through the Housing Options Appraisal process
	Extensive period of consultation began in November 2003 with launch of ‘Fresh Start’, consultation ongoing throughout the year
	Identifies issues and determine priorities requiring additional coverage in the Business Plan
	Prioritisation of work to develop and agree a higher ‘Salford Standard’ for council housing in the City. 

	Formal consideration of the Business Plan by the Cabinet, Overview and Scrutiny Commission and by full council.
	All members briefing session - 19th July 2004

Cabinet – 

Partners In Salford – 

Salford Housing Partnership – 

Strategic Housing Partnership sign off – 
	Considers and approves final submission
	Members and key stakeholders have had the opportunity to considered our initial priorities. Our agreed priorities as described within our Fit for Purpose Housing Strategy have been amended and reflect Cabinets, Members and The Strategic Housing Partnerships contributions. Furthermore, they have been selected by considering the contribution each can make to Partners In Salford and the Community Plan vision and objectives.


Appendix 6 Business Plan Consultation Framework

SECTION SUMMARY


In this section, we highlight the national, regional and local driving forces that have shaped our business plan. This includes outlining how the plan supports the Government’s objectives for council housing and the important contribution it makes towards achieving the Council’s priorities. Within this context, we highlight the corporate planning framework within which the plan was developed and the contribution it makes towards achieving wider housing and community objectives. This includes highlighting the contribution our plan makes to deliver the Housing Strategy. 





Providing affordable homes to maintain balanced communities





Meeting the needs of the region’s need for specialist and supported housing





Delivering decent homes in thriving neighbourhoods





Urban renaissance & dealing with changing demand





Safe city





Healthy city





City that’s good to live in





Learning & creative city





Inclusive city with stronger communities





Economically prosperous city





City where children & young people are valued





Creating prosperity





Investing in young people





Promoting inclusion





Enhancing life





Reducing crime





Improving health





Encouraging learning, leisure & creativity





Ensure we have the means to deliver and review our strategy





Provide a greater choice of homes and of housing services





Ensure equal access to housing and to housing services





Enable independent living in all our communities





Bring all homes to a Decent Standard





Improve internal facilities, in particular kitchens and bathrooms, to bring them up to modern standards





Maximise the amount of money spent on repairs and frontline services





Involve residents further in shaping the housing service and in ensuring that performance standards are met





To bring all homes up to not only a decent standard, but up to the “Salford Standard”





Help to reduce crime and anti social behaviour, particularly young people on estates





Increase the choice of affordable homes across the City





Salford’s Vision





Community Committees


Neighbourhood Management


Local Partnership Boards





Community Plan & Neighbourhood Renewal Strategy





Local Strategic Partnership





Council’s Corporate Plan & Capital  Investment Strategy





BestValue Performance Plan





Housing Strategy


Community Leadership


Quality of life


Improvements in housing


Regeneration


Salford Housing Partnership


Delivery for Salford





Corporate Strategies





Corporate Equality Strategy


Community Safety


Anti Social Behaviour





Public Sector Works


PFI Pendleton


ALMO


NDC – Kersal 


& Charlestown





Private Sector Works


Housing Market 


Renewal 


Pathfinder


SRB5 Seedley 


& Langworthy


Renewal 


Programme


Grants 


Programme





Linked Housing Plans


Examples include:


Asset Management Strategy


B.V Reviews


Capital Programme


Approved Development Programme


Tenant Compact


Empty Homes Strategy


Older Persons Housing Strategy


Supporting People Strategy


Affordable Warmth Strategy





Partnerships


RSL 


Development


LSP


PCT





Salford’s HRA Business Plan





Housing and Planning Service Plans





Estate Management


Supported housing


Housing and Administration Support


Repair, Maintenance and improvement


Housing Needs





SECTION SUMMARY


In this section we outline the involvement of tenants in the business planning process and how tenants have assisted in the establishment of the strategic objectives for the Council’s housing stock. Our commitment to achieving the Decent Homes Standard in public housing is also outlined as are a number of methods we employ to ensure that the Business Plan is as inclusive as possible.  Within this section we highlight two case studies of our approach towards tenant involvement in the development of this Business Plan.  The development of the business plan is also represented in a diagram for easy reference.





Surveys


Annual Stock Condition Surveys


Housing Market Demand Study (every 3 years, next one scheduled for 2006)


Topic specific surveys


Service satisfaction surveys


Supporting People supply mapping exercise (April 2004)


STATUS tenants’ satisfaction survey (every 3 years  next one scheduled for 2006)





Meetings


Housing Options Steering Group - Monthly


Consultation meetings with Peoples’ Forum on all aspects of housing policy and service delivery 


Annual Tenant Board Meeting


Proposed Annual Housing Strategy Stakeholder Conference


Community planning events


Leaseholders Forum  - Quarterly


Tenants’ newsletters seeking feedback


Recently formed Customer Panel





Developing the Business Plan





Tenants’ and leaseholders’ priorities:


The need to improve internal facilities, in particular kitchens and bathrooms, to bring them up to modern standards


The need to keep overheads low and maximise the amount of money spent on repairs and frontline services


The need to involve residents further in shaping the housing service and in ensuring that performance standards are met


To bring all homes up to not only a decent standard, but up to the “Salford Standard”


Help to reduce crime and anti-social behaviour particularly young people on estates


Increase the choice of affordable homes across the City





Involve tenants, leaseholders and other stakeholders





Service Reviews


Best Value Reviews – particularly the challenge aspect 


Specific service area reviews with tenant and leaseholder representatives e.g. Repairs and maintenance, Tenant Arrears, Neighbour nuisance








Produce draft Business Plan


Consult with tenants, leaseholders, Members, other stakeholders and GONW


Revise plan as necessary





Ensure that the social housing stock is of a type that can help tackle the imbalance between supply and demand





Other Options:


Tenant preferences for future management and maintenance of the stock





Produce Business Plan





Agree Business Plan Priorities





Consider other factors before developing Business Plan Priorities





Identify key concerns from meetings, stakeholder conference and surveys





Monitor, develop and review the Business Plan





With tenants and leaseholders


Annual consultation conference for tenants, leaseholders, partners and other interested parties


Annual Tenant & Board Meeting


Tenants’ Forum: proposed half-yearly Business Plan Review Group – Tenant Representation; progress on all objectives within Action Plan and on performance targets; updates on outcomes of consultation and proposed revision to Plan





Help create a future where people see Salford as a great place to live.  A place where you can find a choice of popular homes in desirable locations, served by excellent housing services





Ensure the quality of homes and services is high and the costs associated with housing are affordable





Investment needs of the stock


Tenants’ aspirations for their homes/environment


Decent Homes target – Salford Standard


Best use of stock to help balance supply/demand


Financial and human resources





Priorities in:


National, regional, sub-regional Plans


Community Strategy


Housing Strategy


Other local plans and strategies





With Members


Overview and Scrutiny Committee – quarterly progress on key performance targets


Capital Programme Monitoring Group - Monthly


Business Plan Review Group: proposed half-yearly progress on all objectives within Action Plan and on performance targets; updates on outcome of consultation and proposed revisions to Plan


LM Briefing Cabinet for approval – June 2005


Submission to GONW June 2005 along with Housing Strategy, Capital Strategy and Asset Management Plan





SECTION SUMMARY


This section highlights the key issues we face in developing and supporting the social housing market in Salford. We begin with an explanation of demand across the city and go into some detail about the condition of our housing stock. This section also outlines that the full extent of capital investment needs required across the city to the end of 2010 is £279 million in order to meet and maintain the Decent Homes Standard and carry out essential repairs. The significant investment gap between the resources currently available to the HRA and what the Council needs to spend on council owned homes is also contained within this section as isan explanation of the capital funding required for us to meet the ‘Salford Standard’ as required by our tenants. 








£2.6m


(£692 per unit)





62%





£307.9m


(£51,000 per unit)





6,028





Little Hulton





£3.5m


(£1,207 per unit)





75%





£190.4m


(£49,200 per unit)





3,874





Swinton





£5.4m


(£1,150 per unit)





75%





£346.0m


(£55,500 per unit)





6,232





Salford South





£5.0m


(£1,353 per unit)





70%





£298.1m


(£56,700 per unit)





5,258





Salford North





£5.2m


(£1,075 per unit)





65%





£386.7m


(£51,600 per unit)





7,485





Eccles & Irlam





Cost to rectify current non-decency





Decent Homes Failure %





Total Expenditure Years 1-30





Population





Area





Source: 2003/4 Stock Condition Survey





Time Period (Years)





Graph A: Source: 2003/4 Stock Condition Survey





SECTION SUMMARY


This section outlines the measures we have put in place in order to effectively monitor this Business Plan and how this performance management framework will ensure we continuously improve our performance and deliver the priorities we have agreed with our tenants. The section includes a table which ‘at a glance’ demonstrates our monitoring and reporting framework for the Business Plan. We also highlight some of the our methods for measuring and reporting feedback including regular articles in the ‘Life in Salford’ magazine, updates posted on the Housing Strategy page of the council’s website and in a variety of newsletters to residents.








SECTION SUMMARY





This Section begins by outlining how the Business Plan links to the Corporate Plan and the Capital Strategy. Following this we highlight the assumptions we have made on available resources and explain how we planned the programme. The section then goes into some detail about our arrangements for monitoring the Programme  and of our strategic planning and budget framework processes.   We then outline our progress against our Rent Restructuring plan and highlight our operating account – assumptions/sensitivities. The Section concludes with a summary of our 30-year HRA operating account.








The rent restructuring programme is an ongoing programme Secondly the section deals with the Housing Revenue Account in relation to strategic planning, rent restructuring, assumptions and sensitivities, the use of balances and details of the account itself.








SECTION SUMMARY


This section outlines how the priorities in this Business Plan were chosen by a variety of means including the Housing Options Appraisal process and a number of customer satisfaction surveys such as the Capital Programme and STATUS surveys. The priorities detailed have been developed alongside our technical and financial information and an analysis of housing market needs. We explain how they crucially reflect the concerns of our tenants, based on their first hand knowledge of the conditions and problems on their estates. We also outline how we have taken into account the Council’s priorities as identified in the Corporate Plan and Housing Strategy, together with the Government’s objectives for council housing when deciding on these priorities.





SECTION SUMMARY


In this section we outline our significant progress towards determining our approach to meet sustainable decent homes for all Salford housing stock by 2010.  The section sets out in detail how we have successfully engaged with tenants in exploring stock options and identify our potential investment solutions.  Where local investment solutions have been developed we outline how we are working with residents to submit funding applications to government.  Following summaries of the options for council housing in Salford we explain how a “one size fits all” solution was not appropriate for a Council of the size and complexity of Salford and why it is that a “local solutions for local places” approach is more suited to the prevailing conditions. The section concludes with our ‘Way Forward’ where we outline our intentions to continue to work locally with residents to resource viable investment options for each area.





SECTION SUMMARY


This section begins by providing some background to the significant improvement that has been made across the authority, but in particular in the area of housing services in the preceding 12 months, namely with our Housing Strategy achieving Fit for Purpose status from Government Office North West. This is followed by a brief summary of progress we have made on meeting targets and objectives from our last Business Plan. The section concludes with outlines of the various processes and elements that make up our Performance Management Framework (PMF). The PMF system provides us with effective and comprehensive performance information at all levels of the authority which is used to determine our performance towards the achievement of key priorities and the improvement of services for our customers. 





Putting our customers at the heart of monitoring processes Involvement


Customers are involved in setting, monitoring and reviewing service standards


Customers are represented on our ALMO Boards and the Housing Options Steering Group


Customers undertake independent satisfaction surveys for our repairs service


Customers undertake mystery shopping exercises


Customer satisfaction surveys feed back into our service improvement planning process


Customer representatives are key members of New Prospect Housing’s well established Parent Board, each of the 5 Local Boards, the Partnering Board and the new Customer Panel


New Prospect Housing’s key theme is to put ‘Customers at the centre of the business’





STRATEGY REVIEW AND EVALUATION





Appendix 3 		PERFORMANCE MANAGEMENT FRAMEWORK





PROGRAMME LEVEL MONITORING


PROJECT MANAGEMENT


PROGRAMME SPEND


OUTPUT MEASUREMENT








REGIONAL HOUSING BOARD





REGIONAL HOUSING STRATEGY





COMMUNITY PLAN AND VISION





PARTNERS IN SALFORD





SALFORD HOUSING PARTNERSHIP





7 PLEDGES AND BEST VALUE PERFORMANCE PLAN





STRATEGIC LEVEL MONITORING


STRATEGY DEVELOPMENT


STRATEGY INTEGRATION


OUTCOME MEASUREMENT











SALFORD CITY COUNCIL





HOUSING STRATEGY AND VISION





HOUSING SERVICES PERFORMANCE  SERVICE PLAN





DIRECTORATE SERVICE PLAN





HOUSING SERVICES TEAM





TEAM ACTION PLAN





INDIVIDUAL STAFF





APPRAISAL AND TRAINING PLAN





NEIGHBOURHOOD LEVEL MONITORING


CUSTOMER SATISFACTION


NEIGHBOURHOOD PLANNING


IMPACT ASSESSMENTS
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