	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE ASSITANT DIRECTOR (STRATEGY & RENEWAL) 

To

CABINET 

7th APRIL, 2004


TITLE: BRIEFING PAPER 

“Fit for Purpose” Housing Strategy Progress 

RECOMMENDATIONS:

That the Briefing paper is noted.

EXECUTIVE SUMMARY:

The strategic role of local authorities in addressing local housing needs and priorities, and in directing co-ordinated action to meet them is seen as increasingly important by both central and local government.

Local authorities need to be clear about their housing and wider corporate objectives and how to meet them, both directly and through other service providers and partners. It is recognised that the strategic role is constantly evolving and Housing strategies need to reflect and respond to new and emerging developments. This reports consolidates the progress thus far, focusing on main drivers that will ensure and evidence key “fit for purpose” measures of 

· Demonstrating effective consultation and joint working with key stakeholders, including members, and meaningful engagement with residents 

· Selecting the appropriate investment option needed through ALMO, PFI or Small – Medium scale Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations  

· Sound analysis of the current and likely future position on all significant aspects of housing need in all tenures and supports the City Councils wider strategic plan

BACKGROUND DOCUMENTS:  


ASSESSMENT OF RISK: 


THE SOURCE OF FUNDING IS:  Not applicable 


LEGAL ADVICE OBTAINED: Not applicable 


FINANCIAL ADVICE OBTAINED: No  


CONTACT OFFICERS:

Paul Longshaw 

Tel 0161 922 8715 
e-mail paul.longshaw@salford.gov.uk

WARD (S) TO WHICH REPORT RELATE (S):
All 


KEY COUNCIL POLICIES:


Housing Strategy Statement 2004 - 2007

HRA Business Plan 2004 

Stock Option Appraisal 2004


DETAILS:
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	The strategic role of local authorities in addressing local housing needs and priorities, and in directing co-ordinated action to meet them is seen as increasingly important by both central and local government. Local authorities need to be clear about their housing and wider corporate objectives and how to meet them, both directly and through other service providers and partners. 

A major finding in both ‘Sustainable Communities, Building for the Future’ and the PSA Plus review was that delivery of the decent homes target was at risk because of shortcomings in some LA’s option appraisals.  Every local authority is now required to produce an objective and rigorous appraisal of investment options for Government Office to sign off by July 2005. 

In terms of the stock options appraisal, we must examine ways of meeting the investment resources needed through ALMO, PFI or Small – Medium scale Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy. Any investment solutions will need to demonstrate that thorough and Community Housing Task Force -compliant approaches to determining the appropriate options are in place. The work thus far has been a team effort, including Council staff, ALMO staff, and various consultants. 

This cabinet paper is structure in a way that comments and summarises upon, Housing Option Team – Consultation  progress thus far; the Investment Needs and Resources to local authority owned stock and concludes with the work on the whole housing market analysis. For more detail each of the respective Lead Member for Housing papers are attached 

Detail – Housing Option Team - Consultation 

In November 2003 the Fresh Start for Housing document   was formally launched, along with the Stock Options Communication and Tenant Empowerment Strategy. The event was attended by 64 key stakeholders including Salford City Council, NPHL officers, Elected Members, representatives from the local Partnership Boards and tenant representatives of New Prospect’s local housing and parent boards.  

Following the launch presentation were made at a series of 24 meetings throughout the city between the 27th November 2003 and the 17th February 2004.  These meetings included Political Executives, Community Committees, NPHL parent board and local housing boards, Salford People’s Forum, Older People’s Forum and regeneration partnership boards. In total, approximately 400 attended and the Fresh Start document was distributed and shared. 

Acquiescent with the Stock Options Communication and Tenant Empowerment Strategy we have established a Housing Option Officer group (December03), Housing Option Steering Group (March04) and engaged the services of Tenant Participation Advisory Service (February04) as the Independent Tenant Advisor. The second phase of the fresh start will be commencing March 04 and the Stock Option process is due to conclude late Autumn. 

Detail - Investment Needs and Resources 

In terms of the stock options appraisal sign off, an accurate stock condition database will help determine investment requirements and will help to inform tenants’ and residents’ views in different parts of the city. A supplementary Council housing stock survey was commissioned in Autumn 2003 and the final report was issued in February 2004. We now have a detailed database that includes a 17% sample of all Council housing stock.  

Analysis of the survey has forecast that expenditure to improve and maintain the stock over 30-years is some £1.53bn.  This equates to £52,593 per dwelling or £1,765 per dwelling per annum. (if professional fees, management costs and VAT overall costs were included this may increase to some £1.766 billion).

On the basis of the stock survey FPD Savills estimate that 69% of the Council’s housing stock currently fails the Decent Homes Standard (DHS). FPD Savills has assessed the cost of addressing the works required to remedy failure against the DHS and to prevent future failure to 2010 at just £44 million.

The full extent of investment needed to the stock to achieve and maintain the DHS and to keep the building elements in a good state of repair, over the next ten years, is estimated to be in the region of £443 million.   

Analysis has indicated that under current Council policies the amount of investment resources available to the Housing Revenue Account over the next 10 years is some £161 million, compared with the first 10 years’ projected from the stock condition survey of £443 million.  The investment gap is therefore approximately £282 million, or approximately £9,760 per dwelling. 

The Stock Condition information as presented, represents headline citywide data. During the Fresh Start second phase, the Housing Options Team will utilise and present the investment requirements to our tenants and residents. We are currently analysing the database further so we have costs, indicators and comparators, in terms of decency and investment needs (excluding related assets and scheme / estate remodelling) down to estate levels.  
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	Detail - Housing market analysis   

Whilst the above is predominately focused on the local authority stock, it needs to be emphasised that any preferred investment route, and indeed the wider corporate strategy, needs to be underpinned by local housing market analysis. 

Over the last few months our research team have been focusing on a Housing Needs and Housing Market Assessment. They have produced a discussion document ‘Understanding Change – Housing Markets In Salford’ (February 2004).  The process of the analysis too date has involved a wide range of studies and surveys including  primary/secondary research and both subjective/ objective data. 

It is envisaged that the Understanding Change document will shape and be an auxiliary document to the Housing Strategy 2004 submission. We want and need to demonstrate and evidence that key people / agencies are aware of our work, are co-signatories to the Housing Strategy and have a route to influence the developing housing vision. Therefore we have commissioned The Housing Quality Network Service (HQN) to utilse the Understanding Change - discussion document and has helped to theme out interviews and focus groups with approximately 40 – 50 key stakeholders. The overall objective of the commission is that HQN tease out different perspectives of the housing market and steer housing priorities. 

Furthermore, HQN will facilitate an inaugural Housing Strategy Conference (planned for on 4th May 2004). To summarise, the event will include; detail of the Housing Market Assessment process thus far and the feedback on key issues from stakeholder discussions. The aims if the conference will be twofold;

· it will help emphasise the priorities within the Housing Strategy Statement and will evidence, and give weight to, how different priorities have been agreed. 
· it will help demonstrate and evidence stakeholders / residents influence on the emerging Housing Strategy (2004)
It is envisaged that the conference become an annual event and the inaugural event will kick-start and establishes  - The Salford Housing Partnership. 
Conclusion 

In terms of the local authority owned housing stock, the options appraisal will examine ways of meeting the investment resources needed through ALMO, PFI or Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy. This will form an important aspect of our fit for purpose submission

Overarching all of this, we will conclude our work on the Understanding Change – Housing Markets IN Salford (2004) and publish.  The final document will include ‘recognition /perceptions of the future Salford Housing Markets’. This will outline the market context from the stakeholder consultation. It is envisaged that the whole process will attain an agreed understanding on:

 

· A vision for the future of housing across tenures in Salford

· A programme of actions and priorities to develop the housing strategy

· A set of criteria for assessing the success of the strategic function

· Highlight the need for further analysis and research
In our view the proposals will assist meeting Fit for Purpose. However it needs to be understood that Housing markets are not static, and assessments of the market must be seen as a continuous process where analysis is ongoing and strategies are adjusted and reviewed. This will be a key function of the emerging Policy and Resource function of the Housing Strategy and Planning team.


Paul Longshaw – Strategy and Planning Manager (Policy & Resources)  



	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	


	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE ASSISTANT DIRECTOR (STRATEGY & RENEWAL) 

THE LEAD MEMBER FOR HOUSING 

On

11 March 2004


TITLE: BRIEFING PAPER 

Stock Options – Housing Options Team progress   


RECOMMENDATIONS:

 That the Briefing paper is noted


EXECUTIVE SUMMARY:

We must examine ways of meeting the investment resources needed through ALMO, PFI or Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy.

In terms of the consultation process, this paper comments on key milestones and progress thus far.

Following Lead Member approval of the consultation format, the Housing Options team will arrange and attend a series of tenant and resident association meetings. The consultation method will follow the suggested teams and zones within the Communications and Tenant Empowerment Strategy.


BACKGROUND DOCUMENTS:  

Sustaining Communities: building for the future ODPM (2003) 

Review of the Delivery of Decent Homes Targets for Social

Housing (PSA plus Review) ODPM (2003)

ASSESSMENT OF RISK: High 

Impact on Housing Strategy submission (2004) 

Impact on HRA Business Plan submission (2004) 

Impact on Stock Option Appraisal Sign Off (2004) 


THE SOURCE OF FUNDING IS: Not Applicable

LEGAL ADVICE OBTAINED: No


FINANCIAL ADVICE OBTAINED: No


CONTACT OFFICERS:

Paul Longshaw 

Tel 0161 922 8715 
e-mail paul.longshaw@salford.gov.uk

WARD (S) TO WHICH REPORT RELATE (S):
All


KEY COUNCIL POLICIES:


Housing Strategy Statement 2004 - 2007

HRA Business Plan 2004 

Stock Option Appraisal 2004


DETAILS :

	1.0
	Background
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1.2

1.3

2.0

2.1

2.2
	A major finding in both ‘Sustainable Communities, Building for the Future’ and the PSA Plus review was that delivery of the decent homes target was at risk because of shortcomings in some LA’s option appraisals.  Every local authority is now required to produce an objective and rigorous appraisal of investment options for Government Office to sign off by July 2005. 

We must examine ways of meeting the investment resources needed through ALMO, PFI or Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy.

In terms of the consultation process, this paper comments on key milestones and progress thus far.

Detail 

Launch  - A fresh start for housing

On the 26th November 2003 the Fresh Start document was formally launched. The event was attended by 64 key stakeholders including Salford City Council, NPHL officers, Elected Members, representatives from the local Partnership Boards and tenant representatives of New Prospect’s local housing and parent boards.  

Communications and Tenant Empowerment Strategy

We also presented our ‘Communications and Tenant Empowerment Strategy’, which explains how consultation relating to the Housing Options Appraisal is to be carried out.  The intension is that the strategy is to be fluid and will be tailored to suit the appropriate needs of tenants and affected residents throughout stock option process. 

The strategy has been accepted and signed off by The Community Housing Task Force

	
	

	2.3
	Newsletter and reply postcard

A newsletter entitled “My home, my neighbourhood” was sent out to every Salford council tenant in November 2003.  This newsletter explained that the Council would be reviewing its services and would be arranging and attending a series of meetings.   

A postcard was included with the newsletter for tenants to return if they wished to be involved in the Housing Options Steering Group (HOSG), or to receive additional information about the appraisal process.  Too date, a total of 306 postcards had been returned. (157 expressed an interest in joining the HOSG).

	
	

	2.4
	Freephone number – 0800 328 4599

This was established November 2003 to allow tenants to contact the Housing Options Team (HOT) directly with any queries.  Details of this were included in the newsletter.  

Too date only 30 telephone enquiries have been received. The majority of which were relating to repairs/maintenance issues and were referred to NPHL.   

	
	

	2.5
	Fresh Start - awareness-raising phase

A presentation was made at a series of 24 meetings throughout the city between the 27th November 2003 and the 17th February 2004.  These meetings included Political Executives, Community Committees, NPHL parent board and local housing boards, Salford People’s Forum, Older People’s Forum and regeneration partnership boards. In total, approximately 400 attended and the Fresh Start document was distributed and shared.  

	
	

	2.6
	Awareness-raising feedback

Questions and comments were raised at most of the presentations; all comments were captured and actioned. The majority of these were relating to the practicalities of the consultation process.  This included steps to be taken to engage as many people as possible in the process and the need to involve young people and children, owner-occupiers living on estates and residents in sheltered schemes. 

At six of the meetings comments were also raised about the lack of trust between tenants and the Council, following many previous consultation processes where tenants feel that the Council have failed to deliver as expected. Other issues which were raised fairly regularly are outlined in the table below: 

Main theme of comment

Number of times raised

Problems with anti-social behaviour and poor tenant referencing by both the council and private landlords 
12
The impact on the private sector (including right-to-buys) and on Council Tax
8
The role and appointment of the Independent Tenant Advisor
4
The role of NPHL in the Housing Options Appraisal and the need to involve NPHL staff in the process
4
A lack of suitable housing for elderly people who need a carer but wish to remain independent
4
The importance of environmental improvements
3
Tenants are unhappy with the statement in the Fresh Start document that NPHL had failed

3



	
	

	
	On twelve occasions individual queries were raised during the meetings, relating to issues such as repairs or maintenance.  These queries were logged in a database and were referred to NPHL.

	
	

	2.7


	NDC roadshow

On the 26th January the New Deal for Communities team launched a series of regeneration proposals.  A two-week roadshow was arranged to give residents a chance to view the proposals and to provide feedback.  The Housing Options Team had a stand at the roadshow. In terms of the HOT a total 32 questionnaires were completed including 25 council tenants, 3 non-council tenants, 2 right-to-buy owners, 1 private owner-occupier and 1 unstated.  Of these the majority were female (24 out of 32 responses) and the most common age range was 25 to 55 (17 out of 32 responses).  25 people stated that they liked the area in which they lived.

	
	

	
	Priorities for the area were determined by a rating system in which 14 facilities were given points from 1 to 5 (5 being most important, 1 being least important).  The number of points for each facility was then totalled with the highest scoring facility being identified as the most important to residents.  Using these results the facilities can be ranked in order of priority as follows (starting with the most important):

Facility

Number of points

1

Refuse / recycling

67
2

Street lighting

59
3

Shops

58
4

New Prospect Housing Office

50
5

Fencing / walls

44
6

Play areas
39
7

CCTV

36
8

Community centres
35
9

Planting/landscaping
27
10

Access roads
23
11

Footpaths
23
12

Car parking
18
13

Open spaces
12
14

Garages
12
Many respondents felt that as well as sending out newsletters, the housing options process should be publicised in the Salford Advertiser and Life IN Salford, in shop windows and at residents meetings.



	2.8


	Housing Options Officer Group (HOOG)

The HOOG has been established since 23rd December 2003. The group will support the eventual HOSG and monitor key aspect of the Stock Appraisal Process. The group meet every two weeks and membership includes Kevin Scarlett, Kevin Keech, Paul Longshaw, Sue Hill, Marilyn Thornley and Jed Pearson.  

 

	2.9
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	Independent Tenant Advisor (ITA)

In the first week of December an advert was placed in Housing Today and In Housing asking for expressions of interest for an ITA to assist tenants during the housing options appraisal.  Six expressions of interest were received.  The applicants were interviewed on the 19th February and the selection panel appointed Tenant Participation Advisory Service (TPAS) as the ITA.

Housing Options Steering Group

Application forms were sent out to 167 people who expressed an interest in joining the steering group.  Of these, 36 have been returned. A selection panel has been established and the ITA will assist in the process. An awareness and short-listing session was held on the 4th March. Interviews are planned for the 10th March.

Once established the steering group will oversee the housing options process and take ownership of the Communications and Tenant Empowerment Strategy.

Next Steps

Publicity

Further newsletters are to be sent to residents during the tenant awareness phase advising on the progress of the appraisal process and giving dates of local meetings.  As suggested by residents in the NDC questionnaire it is also proposed that meetings be publicised in the following ways:

· Meeting dates to be published monthly in Life In Salford

· Posters to be placed in local community facilities 

· Leaflets to be delivered to individual properties

· Meeting dates to be published on the Salford City Council website and to be updated regularly (see www.salford.gov.uk/housing/housing/options)   

Tenant Awareness phase 

Following Lead Member approval formal presentation to the HOSG of the consultation format, the HOT team will arrange and attend a series of tenant and resident association meetings. The consultation method will follow the suggested teams and zones within the Communications and Tenant Empowerment Strategy. 

In areas where there are few active tenant and resident groups separate meetings will be arranged in local venues.  

Recording feedback

It is proposed that a feedback questionnaire similar to that used at the NDC road show should be used to record initial reactions. All feedback will be recorded in a database, which can be interrogated to provide the team with information as required.

Individual queries

It is proposed that individual queries regarding issues not relating to the Housing Options Team continue to be logged in the database. It has been agreed that all service provision enquiries and liaison will be referred to NPHL Customer Services 

Paul Longshaw – Strategy and Planning Manager (Policy & Resources)  

 

	
	

	
	 

	
	

	
	

	
	


	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE ASSITANT DIRECTOR ( STRATEGY & RENEWAL) 

To

THE LEAD MEMBER FOR HOUSING 

11th March 2004


TITLE: BRIEFING PAPER 

Stock Options - Investment Needs and Resources  


RECOMMENDATIONS:

That the Briefing paper is noted.

EXECUTIVE SUMMARY:

In terms of the stock options appraisal sign off, an accurate stock condition database will help determine investment requirements and will help to inform tenants’ and residents’ views in different parts of the city.   

A Council housing stock survey was commissioned in Autumn 2003 and the final report was issued in February 2004. We now have a detailed database that includes a 17% sample of all Council housing stock.  

Analysis of the survey has forecast that expenditure to improve and maintain the stock over 30-years is some £1.53bn.  This equates to £52,593 per dwelling or £1,765 per dwelling per annum. (including professional fees, management costs and VAT overall costs may increase to some £1.766 billion).

On the basis of the stock survey FPD Savills estimate that 69% of the Council’s housing stock currently fails the Decent Homes Standard (DHS). FPD Savills has assessed the cost of addressing the works required to remedy failure against the DHS and to prevent future failure to 2010 at just £44 million.

The full extent of investment needed to the stock to achieve and maintain the DHS and to keep the building elements in a good state of repair, over the next ten years, is estimated to be in the region of £443 million.   

Analysis has indicated that under current Council policies the amount of investment resources available to the Housing Revenue Account over the next 10 years is some £161 million, compared with the first 10 years’ projected from the stock condition survey of £443 million.  The investment gap is therefore approximately £282 million, or approximately £9,760 per dwelling. 

Our options appraisal process will examine ways of meeting the investment resources needed through ALMO, PFI or Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy.  The stock condition information will help determine investment requirements and will help to inform tenants’ and residents’ views in different parts of the city.   


BACKGROUND DOCUMENTS:  

Collecting, Managing and Using Housing Stock Information, A Good Practice Guide ODPM  (2000)

Decent Homes: Capturing the standard at a local Level ODPM (2002) 

Review of the Delivery of Decent Homes Targets for Social Housing (PSA plus Review) (2003) 


ASSESSMENT OF RISK: High 

Impact on Housing Strategy submission (2004) 

Impact on HRA Business Plan submission (2004) 

Impact on Stock Option Appraisal Sign Off (2004) 

Impact on Comprehensive Performance Assessment


THE SOURCE OF FUNDING IS:  Not applicable 


LEGAL ADVICE OBTAINED: Not applicable 


FINANCIAL ADVICE OBTAINED: No  


CONTACT OFFICERS:

Paul Longshaw 

Tel 0161 922 8715 
e-mail paul.longshaw@salford.gov.uk

WARD (S) TO WHICH REPORT RELATE (S):
All 


KEY COUNCIL POLICIES:


Housing Strategy Statement 2004 - 2007

HRA Business Plan 2004 

Stock Option Appraisal 2004


DETAILS:

	1.0
	Background
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2.0 

2.1

2.2

2.3

2.4   

  
	To help achieve a “fit for purpose” housing strategy and business plan we must ensure and evidence that: 

· They are based on accurate stock condition data ensuring that it is kept up to date and accessible; 

· They reflect the demand for social housing in the city and supports the City Council’s wider strategic plan;  

· They select the appropriate investment option for each area  

· They support the current ALMO’s delivery plan with a focus on achieving decent homes  

In terms of the stock options appraisal, we must examine ways of meeting the investment resources needed through ALMO, PFI or Small – Medium scale Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy.  An accurate stock condition database will help determine investment requirements and will help to inform tenants’ and residents’ views in different parts of the city.   

A Council housing stock survey was commissioned from FPD Savills in Autumn 2003, building on earlier survey work undertaken by both FPD Savills and the New Prospect Housing in-house team.  Site work commenced in October and completed in November, and the final report was issued in February 2004. We now have a detailed database that includes a 17% sample of Council’s housing (the sample was drawn from the various property types / Archetypes in order to improve accuracy). For further details please refer to Appendix 1 FPD Savills Final Stock Condition Survey Report - Executive Summary dated February 2004.  

In brief, the stock condition process followed good practice guidelines. The survey classified work into the following categories and projected the cost of works over a 30-year period:

· Catch-up repairs: needed to put the building elements into a good state of repair at the time of the survey;

· Future major repairs: major refurbishment or renewal of building elements that have reached the end of their economic life;

· Improvements: the installation or major upgrading of building elements or facilities, e.g. full home central heating replacing partial, first time entry phone installation.  

· Related assets: covering maintenance of garages, shops, offices, unadopted roads and paths, play areas, district boiler houses and stores.  

· Contingent major repairs: an allowance to cover unforeseen works such as repairs/ renewals to retaining walls or drain renewals;  

· Response, void and cyclical work: covering routine response repairs, work to vacant properties between lettings and cyclical servicing or decorations.  The cost of these works is generally met from revenue rather than capital budgets, and budget information has been reviewed by FPD Savills to remove capital items which are already covered in the catch-up and future major repairs categories. 

The survey also measured the extent to which the Council’s homes fell short of the government’s Decent Homes Standard at the time of the survey and in the run up to the deadline of 2010, allowing for the decay of the building elements concerned.  

Detail 

Stock Condition  - 30 year cost 

Analysis of the survey has forecast that expenditure to improve and maintain the stock over 30-years is some £1.53bn.  This equates to £52,593 per dwelling or £1,765 per dwelling per annum.

The costs are at November 2003 prices, including building works and contract preliminaries, but exclude professional fees, management costs and VAT.  It is anticipated that professional fees and management costs would need to be considered.  Therefore the total 30-year costs may increase to some £1.766 billion.  

Stock Condition – Decent Home Standard 

On the basis of the stock survey FPD Savills estimate that 69% of the Council’s housing stock currently fails the Decent Homes Standard (DHS).  FPD Savills has assessed the cost of addressing the works required to remedy failure against the DHS and to prevent future failure to 2010 at just £44 million (at survey prices and excluding fees etc).  

While this expenditure taken in isolation is well within the Council’s foreseen resources, it ignores the need to repair or replace elements that reach the end of their useful life but where this does not impact upon the DHS definition.  If the investment needed in these elements is not available, associated repairs will escalate and fall upon limited revenue budgets within the HRA, producing an unsustainable position.  It follows that to maintain services and the viability of the HRA these works must also be attended to.  

Taking this into account, the full extent of investment needed in the dwelling stock to achieve and maintain the DHS and to keep the building elements in a good state of repair involves an estimated total of £303 million to the end of 2010 (including fees and management costs). 

This total excludes aids and adaptations and works to “related assets”, which if included could increase the total to £443 million.   

The Resources Available and the Funding Gap

The revenue resources to pay for the response, void and cyclical works must come from the Council’s Housing revenue Account.  The capital resources currently available to the Council to fund the major works programmes come from: 

· The Major Repairs Allowance;  

· Usable capital receipts, primarily from RTB sales; 

· Supported Capital Expenditure (the equivalent under the Local Government Act 2003’s arrangements of the HRA element of Basic Credit Approvals, and upon which HRA subsidy meets the capital charges); and 

· Any revenue contribution to capital expenditure.  

Analysis has indicated that under current Council policies(*)  the amount of investment resources available to the HRA over the next 10 years is some £161 million, compared with the first 10 years’ projected from the stock condition survey of £443 million.  The investment gap is therefore approximately £282 million, or approximately £9,760 per dwelling. 

The analysis has been based upon the stock within the HRA at the time of the survey (including 28,877 dwellings).  Over the next 10 years, it is anticipated that, Right To Buy (RTB) sales will reduce the stock by an estimated 3,100 homes, or about 11%.  While this will reduce the extent of the total gap, resources will also reduce (per dwelling in the case of the Major Repairs Allowance), so that the gap per dwelling in not likely to fall.  Indeed, if it is the stock in better condition that is the subject of the RTB, the unit gap is likely to increase.  

(*) Note that current Council policy dictates that RTB receipts and Supported Capital Expenditure are used for General Fund Investment purposes. 

Stock Option Process

The first phase of consultation “A Fresh Start for Housing” has now been concluded. We have explained that we will be sharing appropriate information in terms of demand, investment requirements and levels of known satisfaction in the second phase. This will involve detailed engagement with tenants and residents and will help to develop the most appropriate options for our estates. 

The Housing Options Team will utilise and present the investment requirements to our tenants and residents. The Stock Condition information as presented, represents headline citywide data. We are currently analysing the database so we have costs, indicators and comparators down to estate levels and it is anticipated that this will be concluded, for all estates, by mid March. 



	3.0

3.1

3.2

3.3
	Conclusions  

The options appraisal will examine ways of meeting the investment resources needed through ALMO, PFI or Transfer (or a mixed route) in ways that seek to meet tenants’ and residents’ aspirations while being part of a coherent and sustainable HRA investment strategy.  The stock condition information will help determine investment requirements and will help to inform tenants’ and residents’ views in different parts of the city.   

Based upon current stock levels, the stock condition survey and the assessment of HRA resources indicate a very substantial funding gap over the next 10 years, amounting to an estimated £282 million. 

The Housing Options Team will utilise and present the investment requirements to our tenants and residents. Note that the gap (£282 million) is expected to increase as and when environmental improvements and remodelling investment needs are identified through the tenant consultation process. 

If we are to get the best quality and to provide a wider choice of housing, environmental improvements and suitable remodelling will be pivotal in terms of sustainability. 


Paul Longshaw – Strategy and Planning Manager (Policy & Resources)  



	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	

	
	


	PART 1

(OPEN TO THE PUBLIC)
	ITEM NO.



REPORT OF THE HEAD OF HOUSING

To

THE LEAD MEMBER FOR HOUSING 

12th February 2004


TITLE: BRIEFING PAPER 

UNDERSTANDING CHANGE – HOUSING MARKETS IN SALFORD  


RECOMMENDATIONS:

1. That the report and discussion paper is noted.
2. Approval of the proposals for the  ‘Understanding Change – Housing Markets IN Salford’ document as outlined in this report.
3. Approval of the proposals for the Housing Strategy submission 2004 as outlined in this report.

EXECUTIVE SUMMARY:

Increasingly, local authorities have been tasked with developing a

more strategic, long-term view of housing demand and need.

Over the last few months our research team has been focusing on

Housing Needs and Housing Market Assessment and they have

produced a discussion document ‘Understanding

Change – Housing Markets In Salford’ (to be tabled on 12th

February 2004)

The discussion document has evolved and been endorsed by a small internal corporate working group (Core Officer Strategy Group). The document is ‘work in progress’ and will be concluded April/ May 2004 following stakeholder consultation. 

The final document will include ‘recognition /perceptions of the future Salford Housing Markets’. This will outline the market context from the stakeholder consultation. 

It is envisaged that the whole process will attain an agreed understanding on:

 

· A vision for the future of housing across tenures in Salford

· A programme of actions and priorities to develop the housing strategy

· A set of criteria for assessing the success of the strategic function

· Highlight the need for further analysis and research

     A fundamental principle for consideration is that the Housing Market Assessment should be dynamic.  The research and analyse that form part of the assessment must not be seen as a one off collection of data. It must be seen as the start of a process to work with partners to develop systems for collecting and analysing data on a regular basis.


BACKGROUND DOCUMENTS:  

Housing Market Assessment Manual – ODPM (2004) 
Changing Housing Markets and Urban Regeneration in the

M62 Corridor – CURS (2001)

Changing Housing Markets in Chester, Cumbria and

Lancashire – CURS (2003) 

North West Regional Housing Strategy 2003 - North West

Regional Housing Board

Housing Market Demand Study  - Northern Housing

Consortium (October 2003) 


ASSESSMENT OF RISK: High 

Impact on Housing Strategy submission (2004) 

Impact on Comprehensive Performance Assessment


THE SOURCE OF FUNDING IS: 

This has not been determined as at 09.02.04. It is anticipated that additional consultancy cost will be in the region of £25,000.

The source of funding will be determined by 12.02.04 

LEGAL ADVICE OBTAINED: No


FINANCIAL ADVICE OBTAINED: No  


CONTACT OFFICERS:

Paul Longshaw 

Tel 0161 925 1314 
e-mail paul.longshaw@salford

WARD (S) TO WHICH REPORT RELATE (S):
All 


KEY COUNCIL POLICIES:


Housing Strategy Statement 2004 - 2007

Supporting People Shadow Strategy September 2002 – 

Strategy and Regeneration Division 

Homelessness Strategy 2003-2006 Strategy and Regeneration

Division

Regenerating a Great City – Salford’s Neighbourhood 

Renewal Strategy. Strategy and Regeneration Division


DETAILS:

	1.0
	Background

	
	

	1.1
	The operation of local housing markets has become the focus of greater interest to policy makers. Increasingly, local authorities have been tasked with developing a more strategic, long-term view of housing demand and need. Social, demographic and economic shifts have brought about wider structural changes within the housing market, and the dynamic of the market itself reflects change in the demand for housing. 

	
	

	1.2


	This has also been reflected within current ODPM guidance that places a requirement on local authorities to develop a Housing Strategy that will be measured as being fit for purpose. Two of the key fit for purpose indicators recommends that

· Local authorities need to have sound analysis of the current and likely future position on all significant aspects of housing need in all tenures
· In terms of partnership working, Housing Services need to ensure, demonstrate and evidence effective consultation and joint working with key stakeholders, including members, and meaningful engagement with residents

	
	

	1.3

1.4


	Over the last few months our research team have been focusing on a Housing Needs and Housing Market Assessment. They have produced a discussion document ‘Understanding Change – Housing Markets In Salford’ (to be tabled on 12th February 2004).  The process of the analysis too date has utilised a multi strand approach to both primary/secondary research and both subjective/ objective data. 

The main source of primary research used has been a Housing Market Demand Survey 2003 (Northern Housing Consortium) in addition to a Housing Moves Survey, piloted in conjunction with the Planning Information Group; Supporting People research into BME issues, an Elderly Village study, Housing Market Renewal Market Assessment work and stock condition information. 

	
	

	1.5

1.6


	The discussion document has evolved and been endorsed by a small internal corporate working group (Core Officer Strategy Group). The document is ‘work in progress’ and will be concluded April/ May 2004 following stakeholder consultation. 

It is envisaged that the Understanding Change document will shape and be an auxiliary document to the Housing Strategy 2004 submission. 

	
	

	2.0
	Proposals

	
	

	2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

2.9

3.0

3.1

3.2

3.3
	The discussion document, presents a starting point in helping the City Council and our partners better understand the structure and operation of its housing market(s).  

We want and need to demonstrate and evidence that key people / agencies are aware of our work, are co-signatories to the Housing Strategy and have a route to influence the developing housing vision. 

Therefore we propose that we commission The Housing Quality Network Service (HQN). In brief, they will utilise the Understanding Change - discussion document to theme interviews with approximately 40 key stakeholders (stakeholders to be determined). The objective would be for HQN to tease out different perspectives and housing priorities. 

Following stakeholder discussion, HQN will facilitate a feedback session in March with analysis of the key issues that were apparent during the interviews. It is envisaged that the participants will include senior officers, politicians and key partners. 

Furthermore, HQN will facilitate an inaugural Housing Strategy Conference in April. To summarise, the event will include; detail of the Housing Market Assessment process thus far and the feedback on key issues from stakeholder discussions. The aims if the conference will be twofold;

· it will help emphasise the priorities within the Housing Strategy Statement and will evidence, and give weight to, how different priorities have been agreed. 
· it will help demonstrate and evidence stakeholders / residents influence on the emerging Housing Strategy (2004)
It is envisaged that the conference become an annual event and the inaugural event will kick-start and establishes  - The Salford Housing Partnership. 
Following on from event, we will conclude our work on the Understanding Change – Housing Markets IN Salford (2004) and publish.  The final document will include ‘recognition /perceptions of the future Salford Housing Markets’. This will outline the market context from the stakeholder consultation. It is envisaged that the whole process will attain an agreed understanding on:

 

· A vision for the future of housing across tenures in Salford

· A programme of actions and priorities to develop the housing strategy

· A set of criteria for assessing the success of the strategic function

· Highlight the need for further analysis and research

In addition to this we aim to produce nine supplementary Area Housing Statements that will sit beneath the document.

These statements will reflect Service Delivery Areas (within the Community Plan). In terms of the statements, our keys objectives will be the production of a housing focused vision together with local strategic statements of the area. The format of the statements will be consistent with the overarching document, Area Development Frameworks (within the Neighbourhood Renewal Strategy), the HMR proposals including the eight neighbourhood summaries, and the HMR Annual Investment Plans. To localise each Housing Statement we expect that they will include

· A housing Profile

· A Housing Supply and Demand Statement

· An assumption of housing requirements

· A strategic overview of the area.   

We plan to ‘road-test’ two examples of the Area Statements at the conference. We have sent proposals through to MTL Consultants to act as a critical friend, contextualise the documents give direction for the subsequent area statements. The consultant is currently helping the HMR partnership. 

A fundamental principle for consideration is that the Housing Market Assessment should be dynamic.  The research and analyse that form part of the assessment must not be seen as a one off collection of data. It must be seen as the start of a process to work with partners to develop systems for collecting and analysing data on a regular basis. 

The ability to monitor change will depend on when updated information is available. We need to ensure that where possible GIS will be used to easily demonstrate how change is occurring over time and where areas of concern are emerging. 

Conclusion 

The Understanding Change – Housing Markets IN Salford is presented as an emerging framework.  It is envisaged that the document will shape and be an auxiliary document to the Housing Strategy 2004 submission.

In our view the proposals will assist meeting Fit for Purpose. 

Housing markets are not static, and assessments of the market must be seen as a continuous process where analysis is ongoing and strategies are adjusted and reviewed. This will be a key function of the emerging Policy and Resource function of the Housing Strategy and Planning team.

	
	Kevin Scarlett

Assistant Director  - Strategy & Regeneration 



	
	

	
	



