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	ITEM NO.


REPORT OF THE HEAD OF HOUSING SERVICES

To the Lead Member for Housing Services

On:
21/04/2005

TITLE: -  The Findings of the Review of Non- Dwelling Assets (Housing) and Implementation options.

___________________________________________________________________

RECOMMENDATIONS: 

That the Lead Member notes and considers: 

1. The report “A Review of Management of Non Housing Assets” attached as appendices 1-7.

2. The recommendations and further supporting actions as outlined within the Review.

3. The implementation options and the need to establish a project group to drive forward recommendations and to implement the proposals over a 12-month period.  

____________________________________________________________________

EXECUTIVE SUMMARY:  

In October 2004, Lead Member for Housing gave approval to commission 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


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.

The level of weakness and potential negative impact at inspection / audit is a matter of concern. It is clear from the review, that a status quo position should be immediately disregarded. The key recommendations and the framework to take the Non Dwelling Review forward is an excellent approach and needs to be resolved.

If the recommendations of the review are accepted, the next step will be establishing a small implementation group to drive the project forward

___________________________________________________________________

BACKGROUND DOCUMENTS: 

Audit Commission Key Lines of Enquiry (KLOE 3) http://www.audit-commission.gov.uk/products/guidance/0CD68C37-776C-4C8B-ACAE-133F5A1F727C/KLOE3.pdf
Collecting, Managing and Using Housing Stock Information, A Good Practice Guide ODPM  (2000)

Draft Corporate Asset Management Plan 2004 – 05   http://intranet.salford.gov.uk/amp_2004-05_final_version.doc
Available from Library: - 

Non Dwelling Asset Review prepared by Property Plus Solutions (PPS).

Shop Report prepared by PPS

Little Hulton Report prepared by PPS12 Month Action Plan proposed by PPS

ASSESSMENT OF RISK:  


The key areas of risk relate to the management of the shop units and underused land.

In terms of asset management KLOE 3 (Stock Investment and Asset Management) if the recommendations within the review are not progressed, it is extremely doubtful that we will be assessed as a ‘fair’ service (asset management).  

The current collation of information on the assets (both in terms of property and tenants) is an insufficient basis on which to base final investment decisions.

THE SOURCE OF FUNDING IS:  

There are no immediate funding implications.

LEGAL ADVICE OBTAINED:  
N.A.

FINANCIAL ADVICE OBTAINED: 

N.A.

CONTACT OFFICER: 

 David Williams Strategy Officer e: david.williams@salford.gov.uk 
WARD(S) TO WHICH REPORT RELATES: 

All wards

KEY COUNCIL POLICIES: 

LINKS TO PERFORMANCE: 

In terms of asset management KLOE 3 (Stock Investment and Asset Management) if the recommendations within the review are not progressed, it is extremely doubtful that we will be assessed as a ‘fair’ service (asset management).
EQUALITY IMPACT ASSESSMENT: 
Not Applicable at this stage, if the recommendations of the review are accepted and impact assessment will be concluded as part of the implementation process. 

DETAILS:  

1. Background 

1.1. In October 2004, Lead Member for Housing gave approval to commission 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. In brief, the key objectives of the review included; 

1. To review the existing asset management strategic and operational framework

2. To include recommendations for the future asset management process

3. To benchmark and appraise the asset management process against other organisations

4. To clarify the current valuation of the related assets

5. To create a framework to enable strategic and operational decisions around asset retention or disposal

6. To ensure that retained assets are managed and maintained properly and effectively

7. To allow consideration of ways to increase revenue income and/or reducing revenue costs

8. To establish procedures to establish allow regular reviews of asset management performance

9. To allow consideration of appropriate succession of related assets should transfer of ownership proceed

1.2 Following approval we asked the consultant to prepare the review with three

      component parts, including:

1. Report in relation to the management of the Council’s non-housing assets across Salford

2. Report in relation to the management of the Council’s non-housing assets specifically in the Little Hulton area

3. Report in connection to the management of shop units across Salford.

1.3 This review was concluded in December 2004 (see full report attached as

     appendix 1-7 detail). In brief, the review highlighted that

1. The management of the non-housing assets lacks a strategic framework and as a result is reactive and uncoordinated

2. The key areas of risk relate to the management of the shop units and underused land.

3. The current budget is not sufficient for the effective management of non-housing assets and does not allow for a strategic approach to investment decision-making.

4. The management of non-housing assets has been given a low priority by senior management in recent years.

5. There are issues of poor communication between departments and organisations, which have a negative impact on the management of non-housing assets.

6. The management of non-housing assets is not currently carried out in a holistic manner and does not tie together to various strands that encourage sustainable communities.

7. The teams of staff involved in the management of the non-housing assets are experienced and committed to the work they do.

8. The current collation of information on the assets (both in terms of property and tenants) is an insufficient basis on which to base final investment decisions.

9. Where investment decisions have been made, there is an inadequate audit trail to confirm why decisions have been made.

10. There is a lack of clarity about the aims and objectives of the management of the assets and about the roles of individuals and teams.

11. Stakeholders, residents and tenants have not historically been involved in the management of the non-housing assets.

12. Managers do not implement Performance Management Procedures consistently.
The report has been shared with the Business Planning Team and all individuals that were involved in the process.  To date no response has been received.

2.0 Recommendations of the Review.

In summary, the report sets out three key recommendations as the key cornerstones that must be implemented initially, they are:    

1. Formulate area teams led by Housing Services, including representation from Development Services (now Urban Vision) and the current ALMO - New Prospect Housing Limited

The aim of these teams is to formulate a strategy for each area that takes account of all factors and recommends solutions that are specific and attributable to individuals. This holistic approach will ensure that the non-housing assets are considered as part of the wider community issues. 

2. Involve local communities in the management of the non- housing assets. 

This will include links with stakeholders especially the police on issues of anti-social behaviour. Management the assets must be seen against the background of relevant strategic documents particularly the Crime and Disorder strategy and the Neighbourhood Renewal Strategy. 

3. Senior management should prioritise the management of non-housing assets and ensure this is adequately resourced. 


Additional funding sources should be researched. Local benchmarking should be introduced and targets set for each area in conjunction with priorities agreed with local residents and stakeholders. These need to be linked to departmental, team and individual targets.

2.1 Supporting actions recommended in the review.

The review also states and highlights that the cornerstone recommendations need to be supported by thirteen supplementary actions. In terms of assisting the delivery of the complete set of recommendations the review 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.

The review highlights approaches to the management of the non-housing assets that will impact on all the housing-owned assets within the local authority and consequently inform the decision making process in relation to stock options. 

3.0 Implementation - considerations.  

The level of weaknesses and potential negative impact at inspection / audit is a matter of concern. It is clear from the review, that a status quo position should be immediately disregarded. The key recommendations and the framework to take the Non Dwelling Review forward is an excellent approach and needs to be resolved.

Not only do we need to manage the assets effectively, in addition we are now at a key stage of the Stock Option Appraisal process. In that respect if we are to construct and implement deliverable investment strategies, post stock options sign off, it is vital that we have quality information on the potential income generated from non dwelling assets, we are clear about the future asset management arrangements and we understand the main investment needs of the assets, together with the value. 

It is clear that we need to progress the key cornerstone recommendations as outlined, and ensure that sufficient resources, in terms of time, be planned for and attributed. This may mean reviewing current workloads, refocusing how our organisation and other organisations implement the asset management framework. This may mean that some aspects of our current team tasks are redistributed.  This principal is broadly in line with the current thinking around our Service Plan and Key tasks. 

If the recommendations of the review are accepted, the next step will be establishing a small implementation group to drive the project forward. At this stage, it is envisaged that the membership of the group is likely to include, two service mangers from Strategy and Renewal, Urban Vision representative(s), Performance Team representative and sponsored or lead by a Member of The Senior Housing Management Team. The group will implement the recommendation within the review, and as a start, consider the options as outlined below. 

4.0 Implementation – Options. 

Views will be sought on the following approaches 

1. Formulate an Asset Management Team within the Strategy and Renewal Team. A Principal Officer lead will have a citywide strategic function, feeding in and beneath, will be area focused teams who will formulate a strategy for each area that takes account of all factors and recommend solutions that are specific and attributable to the area and to consider the potential impact to the council. 
This approach will ensure that the non-housing assets are considered as part of the wider community issues as well as the overarching strategic direction of the city. 

This has the opportunity to bring together a dedicated area team (as the report recommended), and the potential to include small-scale dwelling reviews, review / establish community land trusts, RSL partner liaison, open space strategy (Public Realm). In summary, it has clear links to neighbourhood management and new localism.

The main areas of weakness are the resources to do this and recruiting then building the teams 

2. Alternatively, we could establish a team (as 1), but have a core number and ‘virtual’ area support. Virtual support may include giving partial responsibility to strategy officers within Strategy and Investment and Renewal and Sustainability. Commitment from Urban Vision to refocus their current service provision to Housing and Planning to have zonal responsibilities, area representation from the current and future ALMO(s) and the Neighbourhood management team. This will be co-ordinated and managed by a ‘Reassigned’ Principal Officer in Strategy and Investment with specific administration support 

The group will consider the options above; the outcome will be reported back to Lead Member. This process 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 and this will create greater links to neighbourhood management framework and teams. This different approach to asset management should also embrace a need to develop imaginative and innovative area based solutions. 

If the area-focused team was adopted, more importantly this approach may be the springboard that may help to develop solutions and a dedicated area focus to areas in parts of Salford West. If accepted, having a dedicated Principal Officer to co-ordinate, manage and monitor the process will help achieve a consistent approach, establish a clear strategic asset management framework, establish LPI’s / local income targets / local innovation (bids) and ensure that PMF is applied across the teams. 

5.0 Conclusions  

The non-dwelling review has suggested a good way forward. This cannot be allowed to stagnate. In terms of asset management KLOE 3 (Stock Investment and Asset Management) if the recommendations within the review are not progressed, it is extremely doubtful that we will be assessed as a ‘fair’ service (asset management), indeed we should be aiming to achieve excellent service provision, in all our areas of work.  

If we agree to move the review forward, it has the potential to produce clear working practices, better citizen engagement and involvement and will ultimately generate longer term invest to save efficiencies.

Further consideration will be required, as implementing the review’ may have impact on the current establishment and may impact on the service provision from Urban Vision.  

Following consideration of the Non Dwelling Review and the suggested way forward for implementation, any comments and views will be welcome.   
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