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REPORT OF THE LEAD MEMBER FOR HOUSING


TO JOINT LEAD MEMBERS FOR HOUSING AND CUSTOMER & SUPPORT SERVICES – 16TH April 2007

TO CABINET BRIEFING – 24TH April 2007 

TO CABINET MEETING – 8TH May 2007 


TITLE: SECTION 27 APPLICATION APPROVAL                                                                   

RECOMMENDATIONS: 

That Cabinet approves the Section 27 Application for submission to Communities and Local Government.


EXECUTIVE SUMMARY: 

The production and submission to the department of Communities and Local Government of the Section 27 application will mark a significant step on the way to the establishment of Salix Homes. Salix Homes This application will determine whether Salix Homes will be able to take over the management of the Salford City Council’s housing stock within the Central Salford area. The final draft application has been considered by various officers within the Council, by legal advisors Cobbetts and by the Shadow Board of Salix Homes. 


BACKGROUND DOCUMENTS:

Guidance on Arms Length Management of Local Authority Housing 
2004 Edition

Supplement to the Guidance on Arms Length Management 2004 Edition
June 2006


ASSESSMENT OF RISK:

High. The approval of the Section 27 Application by the Secretary of State is necessary before Salix Homes can function.

	


SOURCE OF FUNDING:

A budget has been identified within the Housing Revenue Account to pay for the management costs of Salix Homes. A bid for Decent Homes funding has been submitted to DCLG, for which the Salford CC are currently awaiting response.
	


COMMENTS OF THE STRATEGIC DIRECTOR OF CUSTOMER AND SUPPORT SERVICES (or his representative):

1. LEGAL IMPLICATIONS



Provided by: Pauline Lewis

The Section 27 Notice must be submitted and receive approval by DCLG in order that Salix Homes can become a fully functioning ALMO as of June 2007. The timescales for application submission/approval are limited, and responsibility for the application/notice lies with the Council.
2. FINANCIAL IMPLICATIONS


Provided by: Nigel Dickens

The figures and implications contained within the application are consistent with those submitted to CLG in July 2006 which were based on a stock condition survey and a financially sound 30 year HRA Business Plan. There is nothing within the application that has a financial detriment to the bid, Council or Business Plan.
PROPERTY (if applicable):

Ownership of the housing stock will remain with Salford City Council.

The acquisition of a new headquarters office for Salix Homes at Diamond House has already been approved.

HUMAN RESOURCES (if applicable):

Salford City Council and New Prospect HR department have been involved with delivering an assimilation process, which has created a TUPE list of staff for Salix Homes

The agreed staffing structure for Salix Homes includes 238 posts, of which 24 are new posts. Those staff currently employed in the substantive posts will transfer from the Council and New Prospect, and all staff will be directly employed by Salix Homes.

	


CONTACT OFFICER:

Paul Longshaw – Assistant Director, Housing and Planning 

Tel:  0161 922 8715


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

Claremont; Weaste & Seedley; Langworthy; Ordsall; Irwell Riverside; Broughton; Kersal; Swinton North


KEY COUNCIL POLICIES:

Housing, Planning & Regeneration

DETAILS (Continued Overleaf)

1.0 BACKGROUND

Section 27 of the Housing Act 1985 (as amended in 1986, 1993 and 1996) states that, subject to the approval of the Secretary of State:

“ (1)  A local housing authority may agree that another person shall exercise in relation to:

a) Such of the authority’s houses as are specified in the agreement, and

b) Any other land so specified which is held for a related purpose, such of the authority’s management functions as are so specified”

Therefore it is necessary for Salford City Council to make an application under this section to enable the establishment of the new ALMO for central Salford. The application takes the form of a standard set of questions and the final draft is appended to this report.

2.0 DETAIL 

Salford City Council established an ALMO under Round 2 of the Decent Homes programme to deliver Decent Homes investment in all of its housing stock. This ALMO, New Prospect Housing, has subsequently withdrawn from the programme and the Council has undertaken a complete review of the options available to deliver decent homes on a more local basis.  The outcomes of the appraisal indicated that tenants in central Salford would support the development of a new minimum two star ALMO.  The Beechfarm estate in Swinton North has also been included in the ALMO proposals due to its specific investment need as well as the Rainsough Brow estate.

From the 1st June 2007, it is intended that Salix Homes will be responsible for the management of 10,654 council homes in central Salford, including 2,128 homes in Pendleton until PFI proposals are established. In addition to the housing management function, Salix Homes will also provide a housing regeneration delivery function to deliver a range of housing-led regeneration and renewal initiatives across central Salford. Central Salford falls within the boundary of the Manchester Salford Housing Market Renewal (HMR) Pathfinder area.  The HMR programme is delivering a fundamental restructuring of the housing market in central Salford. As a major provider of social housing and services, Salix Homes will play an important role in restructuring housing markets. 
The Section 27 application is the first in a series of documents that will need to be ratified and agreed by Salford City Council and the Shadow Board of Salix Homes. It is intended that the development of Salix Homes as an arms length organisation of the Council is developed and agreed in a collaborative manner.
This application will determine whether Salix Homes will be able to take over the management of the Salford City Council’s housing stock within the central Salford area. It is the intention to submit this application in March. 

The application will go for Cabinet approval on the 24th April 2007. From here it will be sent by Salford City Council to the department for Communities and Local Government for approval by Secretary of State. Approval is required prior to the launch of Salix Homes, which is scheduled for the 1st June 2007.

Approval under Section 27 of the Housing Act 1985
Section 27 of the Housing Act 1985 (as amended in 1986, 1993 and 1996) states that, subject to the approval of the Secretary of State:
“ (1)  A local housing authority may agree that another person shall exercise in relation to:
c) Such of the authority’s houses as are specified in the agreement, and
d) Any other land so specified which is held for a related purpose, such of the authority’s management functions as are so specified”
The Secretary of States approval can be given generally to all housing authorities or to specified authorities, in relation to a particular case, and with or without conditions.
(2) In considering applications from local housing authorities for approval under section 27 to enter into agreements with arms length management organisations for the exercise of some or all of their housing management functions, the secretary of State will wish to be satisfied that authorities and their arms length management organisations:
a) Have complied and are likely to continue to comply with the key principles specified in the ODPM’s ALMO Guidance; and
b) Will deliver improved housing management services that are responsive to tenants’ needs, offer good value for money, and make significant contributions to meeting the Governments decent homes targets.
(3) To assist the Secretary of State in reaching decisions, authorities applying for approval under section 27 should complete the attached questionnaire and include it with their applications.  All responses should include the key information requested but may, where appropriate, also refer to supporting details in relevant paragraphs of an authority’s bid documentation provided the position remains as stated there.  Some responses will need to be more detailed, reflecting further development of an authority’s proposals since preparation of the bid.
(4) Whilst the ODPM is anxious to minimise the burden on authorities, it may need to seek supplementary information once it has considered the information provided in the questionnaire.
(5) Authorities can submit their applications for section 27. approval at any time and may include these with their bids if the proposals are far enough advanced.  Authorities should allow at least four weeks for the ODPM to consider their applications.   
Application for the approval of the Secretary of State under section 27 of the Housing Act 1985, to transfer housing management responsibilities to an Arms Length Management Organisation.
Local Housing Authority – Salford City Council 
Section 1: Housing Stock
Q1. 
Please state the number and type of dwellings to be managed by the ALMO, distinguishing between tenanted and leaseholder properties.  If the ALMO has a Group structure, please sub-divide this information by area.  Should approval be granted, these will be regarded as “such of the authority’s houses” as referred to in s.27 (1) (a).  Please also indicate how stock numbers are forecast to change each year over the period to 2010.
A1.  
The Council is establishing a new housing and regeneration ALMO, to be called Salix Homes, to manage 8526 properties in Central Salford. It will also manage 2128 homes in Pendleton prior to the procurement of a Private Finance Initiative (PFI) consortium during 2009/10, and at this point these properties will be transferred to the PFI contractor to manage.  
At 1st June 2006 Salford City Council had a stock within Salix Homes’ initial proposed management area of 10654 units (including the stock in the Pendleton area).  The stock largely comprises of low-rise dwellings of traditional construction.  There are 1710 low-rise flats, 652 medium-rise, 1289 high-rise flats, 1260 non-traditional houses and also 132 bungalows. 
	MRA Archetype
	Central Salford
	Pendleton
	Total

	Pre 1945 Trad Small Terrace
	607
	0
	607

	Pre 1945 Trad Semi Terrace
	456
	0
	456

	Pre 1945 Other Trad House
	238
	0
	238

	1945-1964 Trad Small Terrace
	115
	3
	118

	1945-1964 Other Trad House
	231
	10
	241

	1965-1974 Trad House
	407
	239
	646

	Non Trad houses
	1197
	63
	1260

	Pre 1945 Low Rise
	194
	0
	194

	Post 1945 Low Rise
	1431
	85
	1516

	Medium Rise
	652
	233
	885

	High Rise
	1289
	1252
	2541

	Bungalow
	132
	0
	132

	Post 1974 Trad House
	1577
	243
	1820

	Total
	8526
	2128
	10654


Two estates, Beechfarm Estate in Swinton and Rainsough Brow in Prestwich, are included in the ALMO despite not falling within Central Salford. Reasons for this are outlined below.
Beechfarm
Beechfarm Estate has 702 properties, of which 480 are owned by the Council, 205 have been sold through the Right to Buy and the remaining 17 are leasehold properties. Whilst most tenants living in the Swinton area of the city are included in the proposals to establish a new Local Housing Company, those living on this estate are included within the ALMO option. This is due to the high investment requirement on the estate arising from a history of subsidence that has affected a significant number of properties. The ALMO option ensures the stock remains with the Council as there is a need to explore the redevelopment of some parts of the estate, and is therefore the most suitable option for ensuring its long-term sustainability.
Rainsough Brow
Rainsough Brow is an overspill estate located within the boundary of the adjacent Bury Metropolitan Borough Council. The land on which the estate is built is owned by the Council. The roads within the estate are adopted and maintained by Bury Council who also undertake other activities including refuse collection, street cleaning, dog fouling notices etc. There are 140 properties on the estate comprising a mix of houses, cottage flats, medium rise maisonette properties and maisonette flats over shops. Of those 140 properties, 41 have been sold through the Right to Buy and the remainder are all tenanted. It was recognised that the new ALMO would be the most appropriate option to deliver Decent Homes to tenants in this area given its location, stock type and investment needs.
In addition there are currently 253 leaseholders within the Central Salford area, including 21 leaseholders within the Pendleton PFI area.  Salix Homes will deliver services to these leaseholders.  
The projected stock numbers from 2007/2008 to 2013 are as follows (figures are at 1st April in each financial year). These figures reflect projected loss through transfer of stock to the PFI contractor, Right to Buy, stock clearance and potential transfer of stock currently managed by an existing Tenant Management Organisation, New Barracks. The figures below reflect the cumulated total projected numbers of leaseholds and council stock.  Information is provided until 2013 as the submission for ALMO funding set out a decent homes delivery profile until 2013.
	Year

	Projected Stock Number

	2007/8
	10654 (8526 plus 2135 in the Pendleton PFI area)

	2008/9
	10574 (8456 plus 2128 in the Pendleton PFI area)

	2009/10
	10433 (8319 plus 2114 in the Pendleton PFI area)

	2010/11
	7797

	2011/12
	7491

	2012/13
	7276


Q2. 
Please give the date of the most recent stock condition survey of these dwellings and a brief summary of its findings. This should include the number of tenanted dwellings for which the ALMO will be responsible that currently meet the decent homes standard. If the ALMO has a Group structure, please sub-divide this information by area.
A2. 
In July 2006 Salford City Council completed a comprehensive public sector stock condition survey to inform the submission of the ALMO funding programme application and to inform the asset management plan for the stock which will be managed by the new ALMO. The stock condition survey quantified the investment needed to deal with the repairs backlog, to achieve the decent homes standard and to maintain the stock over a 30 year period. Savills Commercial Limited carried out the survey.  A separate stock condition survey has been carried out for the stock which will transfer to the PFI contractor to inform the development of the Expression of Interest submission for PFI credits.
Approximately 48% (4083 dwellings) of the stock (excluding Pendleton) is currently non decent in accordance with the criteria. The percentage compares with a national average failure rate of circa 43%.  The survey found that the stock had generally been well maintained on a day-to-day basis but has not been able to receive the level of major capital investment necessary to maintain homes to recommended standard. As a result there are a significant number of major components that have reached/are reaching the end of their useful life and which will require renewal in the short term.

The spread of costs for Future Major Works (capital replacement works) is split over the 30 year forecast period with £124.1m (61%) required for internal works and £80.6m (49%) for external/communal works. 
The survey was based on a number of costing assumptions and life cycles in line with the Decent Homes criteria. Prior to the commencement of the survey Savills worked in partnership with the Council to agree a definitive schedule of building elements and sub-elements, schedule of rates based upon current prices in 2006 and cost information obtained from BMI Building Maintenance Index and the Wessex Building Price Book. As part of the subsequent validation exercise these were compared with the tendered rates current in the region at that time and were found to be reasonable in comparison.
Repair works have been included to those maintenance items where it is considered more cost effective to repair the element as opposed to a full replacement. A repair year and life is identified for first replacement.
Elements have been identified for replacement during the original survey and a replacement life and associated cost is created. The replacement cost is generated when the replacement life falls due.
A 15% sample survey of houses and flat internals were inspected, together with 20% external surveys of all blocks. A sample of related assets including shops and garages were also surveyed in order to gain a representative sample of the stock.
As a result of the survey a comprehensive costed report was produced across the following categories:-
· Catch up Repairs
· Future Major Repairs Work
· Contingent Major Repairs
· Cyclical Maintenance
· Responsive and Void Property Repairs
· Related Assets
· Exceptional Extensive Works
· Improvements
· Cost Reflective Improvements
· Non-cost Reflective Improvement
· Disabled Adaptations
This information was used to inform the bid for additional ALMO resources and has been a key component in the development of the investment plans.
Q3. 
Will the ALMO be responsible for any other land, including buildings? If so, please give brief details, both of any significant non-housing responsibilities on “HRA land” and any responsibilities not on such land.
A3. 
In addition to the housing stock outlined in Question 1 above, Salix Homes will be responsible for the management of 107 shops, including 16 tenant resource centres, and 256 garages. Salix Homes will also be responsible for the maintenance of its communal open space on its 66 estates. While the responsibility rests with Salix Homes, much of the work will be carried out on its behalf through service level agreements with Council Directorates or by commissioning other service providers.  These service level agreements will be subject to thorough review within twelve months of Salix Homes being established to ensure they provide value for money. 
Section 2: Delegation of functions

Q4. 
Please list the housing management functions to be delegated to the ALMO. Do these include all the housing management functions listed in ODPM’s ALMO Guidance as likely to be appropriate to an ALMO?
A4. 
The housing management functions that will transfer to Salix Homes include:
· Rent Collection
· Rent setting-consultation
· Responsive repairs (contracting)
· Responsive repairs client role (repairs commissioning, inspections, valuations, budget control, contract management, specialist repairs, gas servicing, voids)
· Repairs reporting
· Repairs business analysis
· Capital investment planning and delivery
· Lettings
· Leasehold management
· RTB/RTA administration
· Tenancy related neighbourhood management
· Environmental protection and improvement
· Non-dwelling asset management
· Small Scale Stock Options appraisal 
· Best Value reviews –operational and KLOEs
· Supported housing services 
· Tenant participation (engagement and involvement)
· Enforcement of tenancy conditions, nuisance management application for ASBOs
· ALMO business plan and financial management of ALMO budget
· Support services (IT, finance, HR governance, marketing and communication, performance management)
· Client and monitoring of TMO performance, other housing management partners, Decent Homes contractors and regeneration projects
· Energy conservation in the ALMO stock
· Housing Benefits (verification only)
· Facilities management including cleaning services and general maintenance
These include all the housing management functions listed in ODPM’s ALMO Guidance.
Q5. 
Are any functions or responsibilities that are not housing management ones being delegated or transferred to the ALMO, including any of those listed in ODPM’s ALMO Guidance as likely to be more appropriate for the local authority to retain? If so, please give details, including an indication of how it is proposed that these will be managed without detriment to the ALMO’s delivery of its housing management responsibilities.
A5. 
In addition to the housing management function, Salix Homes will also provide a housing renewal function and deliver a range of housing-led renewal and regeneration activities across Central Salford.
Central Salford falls within the boundary of the Manchester Salford Housing Market Renewal (HMR) Pathfinder area.  The HMR programme is delivering a fundamental restructuring of the housing market in Central Salford and is providing a once in a lifetime opportunity to meet the Council’s vision for housing, and to deliver sustainable communities.  As a major provider of social housing and services, Salix Homes will have a pivotal role to play in restructuring housing markets and in creating demand for high quality ‘places’ and neighbourhoods across the inner city.
By providing this housing led renewal and regeneration delivery function, Salix Homes will be able to:
· Influence and deliver a range of services at neighbourhood level enabling a more joined up, tenure blind approach to be taken to service development and delivery in Central Salford
· Play a full part in contributing to and supporting the management of neighbourhoods, and championing community diversity
· Provide a clear leadership role in ensuring effective neighbourhood maintenance during periods of transition resulting from the scale of change happening in Central Salford
· Make a significant contribution to a range of housing renewal and neighbourhood management services
· Deliver efficiency and value for money, not only to traditional landlord functions, but also to housing renewal and neighbourhood management activities
· Add value to regeneration and neighbourhood renewal through its potential to support others, bring to the table strong financial and operational expertise to the process and provide a critical link to the Council
· Break down tenure barriers that prevent genuine customer involvement and community development, and to find different and more imaginative approaches to community involvement.
· Increase partnership working and value for money by being better placed to seek out and enter into effective cross-tenure joint capital procurement arrangements.
Salix will provide this function under the broad strategic direction of the Council and a range of strategic partners, including the Manchester Salford HMR Partnership (MSP) and the Central Salford Urban Regeneration Company (URC).  Overall strategic planning and prioritisation of the HMR programme will still remain with the MSP Board and the Council, and Salix’s focus is to deliver the operational services and functions.
The housing renewal functions therefore that will transfer to Salix Homes include:
· Provision of a range of financial assistance in accordance with the Council’s RRO policy (including group repair and enveloping, equity based loans, improvement grants and repairs assistance) 
· Relocation assistance
· CPO planning and delivery
· Management of acquired properties in clearance areas including temporary lettings
· Management of properties served with an EDMO
· Neighbourhood level consultation and planning
· Neighbourhood level partnership support and facilitation (urban care, project and programme planning and co-ordination, investment and resource procurement) 
· Capital investment delivery and planning
· Private sector stock appraisal
· Best Value reviews – operational and KLOEs
· Private sector investment client role (project commissioning, inspections, valuations, budget control, project and contract management, specialist services)
· HMR data gathering and analysis
In addition to the housing management functions identified in A4 above, Salix Homes will manage the administration of Right to Buy (RTB), although the formal determination of eligibility for RTB and carrying out RTB valuations will remain with the Council.  
The functions listed in Q4 and Q5 will be those taken into account by the Secretary of State when determining the s.27 application. But please note that approvals under s.27 can cover housing management functions only. Authorities must apply separately for any approvals necessary to delegate or transfer other functions.
Section 3: The Council’s future role
Q6. 
Please describe the key elements of the arrangements that the Council will operate to discharge its strategic housing role, including arrangements to ensure that this role is adequately resourced. Please include the arrangements for the Council to discharge its responsibilities under its agreement with the ALMO and the Council’s role in monitoring the ALMO’s performance. Please also state whether the Council or the ALMO will be responsible for HRA Business Planning and accounting.
A6.  
As part of the preparation for the separation of functions restructuring proposals are being developed for the Council’s Strategic Housing Function. The proposals for this function include a re-designation of posts and responsibilities to take account of the governance/monitoring role and to strengthen the Council’s strategic role.  The funding of this function is being reviewed as part of the Council’s own strategic spending review across all areas in order to ensure that key Council responsibilities are adequately resourced.  This will ensure that there is a fit for purpose Strategic Housing function.
The Council will therefore provide a range of services and functions including:
· Rent setting policy
· Lettings Policy
· Capital investment strategy
· Homelessness assessments
· Housing needs assessment and strategy
· Housing Advice
· HRA Business Plan monitoring, accounting and approvals
· Regulation of housing standards, including enforcement, private sector landlord licensing and accreditation and private landlord support
· Strategic work with RSLs and other housing providers
· Supporting People strategy and commissioning
· Salix Homes monitoring
A key priority for the Council and the Salford Housing Partnership (SHP) is the delivery of some services in a more joined up, efficient and consistent way. The establishment of a Common Services Provider (Housing Connections Partnership) is a key feature of the Decent Homes Investment Strategy and will provide an opportunity to provide a more comprehensive approach to the delivery of some key customer facing and citywide community based housing services.
Housing Connections Partnership (HCP) will provide housing services for a number of client organisations therefore, including the Council, Salix Homes, the new Local Housing Company and current RSLs within the city. It will be a corporate body, arms length of the Council, but owned by it. The relationship between HCP and the client organisations will be contractual, the terms of which will include provisions for the review and monitoring of service standards and quality. 
In the case of the Salix Homes, the services provided will be:
• Choice based lettings
• Anti-social behaviour
• Older person’s services, including sheltered services and Care on    Call
• Disability services (adaptations)
The period of the contract with Salix Homes will be three years, subject to negotiation with the new Board. The Board will, as part of approving the contract with HCP specifically approve the services, costs and contract duration. Market testing will be a feature of the contract negotiations. At the end of the contract period, it will be possible for Salix Homes to contract again with Housing Connections Partnership for services, purchase them from a third party provider or provide the services in house. 
There will be a partnership approach between Salix Homes and the Council in relation to service quality and performance monitoring and development, and in the sharing of best practice and policy development activity.  There will be a dedicated Performance and Service Development function within Salix Homes which will work closely with the Council’s Strategic Housing function.  The extent and frequency of meetings and sharing of information for monitoring purposes will be contained within the Management Agreement. Salix Homes will also report to the Council’s Environment, Housing and Planning Scrutiny Committee on performance issues.

Q7. 
Please give details of any controls that the Council proposes to retain over decisions to be taken by the ALMO. 
A7. 
The underlying approach to the Management Agreement and development of services is that the Council and Salix Homes will work in partnership to deliver effective housing and regeneration services.
A suite of documents are being drafted which will set out the relationship between Salix Homes and the Council, including:
· The Management Agreement which will set out the details for the housing management functions that Salix Homes will provide on behalf of the Council
· An Ancillary Services Agreement which will set out the details of the regeneration delivery functions that Salix Homes will undertake on behalf of the Council.
A Delivery Plan and an Excellence Plan are also being produced which will be agreed between the Council and Salix Homes, and these will set out how Salix will deliver services on an annual basis.  Therefore, wherever possible agreement will be reached on the key issues through the development and agreement of these plans, but should any disputes arise that cannot be mutually resolved then the Management Agreement provides for the use of an independent expert to arbitrate.
There will be a small number of instances where Salix Homes needs the approval of the Council before proceeding. These include undertaking work for third parties; determining the use of efficiencies arising from reductions in repair & maintenance costs; and significant changes to the organisation’s staffing structure. 
Q8. 
Please summarise the Council’s current position on rent restructuring and lettings policy.
A8. 
Rent Restructuring
The Council, for the financial year 2007/08, is in year six of its 10 year rent convergence plan that ensures that the rents converge by 2011/12 in accordance with Government policy. The plan itself commenced in the financial year 2002/03 and the decisions for the increases from then to the year 2007/08 have ensured that the plan is still going to achieve convergence. 
A small number of properties have had the increases limited by a cap at individual property level which is prescribed by Government to ensure that no individual tenant receives an exceptional increase to achieve convergence. Based on the increases for 2007/08 and assumptions for future years this is currently only expected to affect around 20 properties Nigel to check figures and these are mainly the larger ones with 5 or 6 bedrooms.
The Council is also committed to the principle that any changes arising to the stock through the Stock Options process will not affect rent convergence, nor will it detrimentally affect any tenant as regards increases, irrespective of who the future landlord will be.
Lettings Policy
The Council's Allocations policy recognises people's needs, such as medical, homeless or overcrowding, and awards categories and time credits as appropriate. Properties are allocated to the person who has the most credits on the waiting list and for whom the property is suitable in terms of size, type and location.  During 2007 Salford will be introducing a 100% choice based lettings system which will advertise available properties from all housing sectors using a variety of mediums.  It has four bands and prioritises incorporating both need and time on the waiting list.  Local Letting Policies will also be used to achieve a variety of housing management and other housing policy objectives.
Salford City Council is also the joint lead authority in developing and implementing a City Regional Choice Based Lettings (CBL) pilot.  As it’s still early days in the project and the scheme details are being developed, commitment and support both in terms of financial contributions and time have been consistent.  It is anticipated that   the City Regional CBL pilot will be going live during 2008.
Section 4: Best Value reviews and inspections
Q9. 
Please give the dates, scope and a brief summary of the findings of any Best Value reviews undertaken by the Council or Inspections undertaken by the Housing Inspectorate of any or all of the Council’s housing management service.
A.9 
The Council's landlord services are provided by the current ALMO, New Prospect Housing. A re-inspection of area based service delivery in 2003 assessed New Prospect Housing as fair (1 star) with uncertain prospects for improvement at that time. 
During the years since the last inspection there have been significant improvements in the performance of New Prospect Housing. Many BVPIs are now in the top quartile, the Council’s housing services CPA Block score was recently increased to 3 out of 4 and Salix Homes will build on the work undertaken by New Prospect Housing, focusing on making its services accessible, customer facing and high performing.
The following table sets out details of the relevant best value reviews and inspections that the Council and New Prospect Housing have undertaken and the outcomes and key improvements that have been evidenced to services as a result.
Table of Best Value Reviews and inspections
	Type of review
	Date
	Outcome
	Key improvements (as a result of reviews and inspections)

	BVR of SCC Area Housing Services
(SCC)
	April 2002
	Service Improvement Plan identify all improvements needs as a result of the BVR 
	· Implementation of service improvement plans
· Introduction of performance management
· Launch of ALMO - New Prospect
· A number of pilot initiatives introduced as a result of BVR


	Housing Inspection
(SCC) 
	July 2002
	No Stars/Poor service with promising prospects for improvement
	· Services more focused on user rather than provider
· DLO bonus system replaced with consolidated pay
· Equality and diversity given a higher profile
· More consistent services
· More developed tenant participation
· Improved to response repairs service leading to improvements in repairs completed on time and appointments
· Void process re-organised and improved significantly improving void relet times
· Improved performance management framework

	Housing re-inspection
(New Prospect)
	Dec 2003
	1 Star/ Fair service with uncertain prospects for improvement
	Re-organisation of New Prospect to enable effective delivery of:
· The functions of the management agreement
· The recommendations in the Audit Commission inspection report (all delivered)
· Improved levels of accountability/ governance
· Improved performance and quality
· Improved communications
· The decent homes standard

	CPA inspection
(SCC)

	2002 - 2004
	2 stars, weak council
	· Strengthened corporate direction and leadership
· BVPP used to recognise improvement priorities from CPA 2002 to provide greater clarity
· Increased level of support and leadership provided to service areas to ensure a more consistent improvement
· Focused on significant agenda facing housing


	Type of review
	Date
	Outcome
	Key improvements

	Parent board effectiveness review
(New Prospect)
	April 2004
	A review of the effectiveness of the board following recommendations made in the Housing Inspection Report concerning:
· Board capacity 

· Lack of leadership

· Lack of skills and experience


	· Undertook a skills assessment of all Board members
· Reduced of the Parent Board from eighteen members to fifteen. This has made the Board more focused and effective
· Recruited a new independent chair through a national advertising campaign
· Reviewed Parent Board agendas and papers enabling the Board to focus on performance and strategy
· Put in place an ongoing training strategy for all board members to ensure they receive the support necessary to enable them to manage New Prospect effectively. 


	Local Board review
(New Prospect)
	May 2005
	Ensure local boards are able to support the delivery of quality, local services and so they are able to meet the challenges of the future. 
	· Put in place a programme of skills training
· Review of existing local board responsibilities
· Improvements made to the selection process for Parent Board link member
· Changes to local board meeting cycle


	CPA inspection
(SCC)
	Dec 2005/Jan 2006
	Overall council moved up to 3 stars improving well
	· Deliver decent homes investment strategy
· Improve corporate management of human resources
·  Understand better needs of less advantaged, minority ethnic and hard to reach groups and shape services to meet these needs
· Better co-ordinate and resource information sharing and research

	Creditors, Debtors and Payroll BRV
(New Prospect)

	April 2006
	· Identify issues users had with current systems and procedures
· Develop and implement an improvement plan
· Ensure services demonstrate VFM
	Continue with current provider with some service improvements including:
· Posting pay slips
· SCC financial services group have become more accessible for creditor enquiries
· Introduced purchasing cards
· Implemented e-trading
· HR team now inputting payroll information directly
· Real cash saving on £14,455 (compared to 2005/06)


	Type of review
	Date
	Outcome
	Key improvements

	Security BVR
(New Prospect)
	May 2006
	Inconsistent, inequitable service with mixed levels of customer satisfaction 
	New Prospect to improve efficiency and effectiveness of service in 2006/07 and prepare the service for more fundamental changes. Specific actions for 2006/07 include:
· Prepare a ‘shopping list’ of security services available priced according to the services desired
· Canvass customer views to decide what services each block would receive
· Consult customers about reducing numbers of static guards in Salford North and introducing mobile patrols
· Implement small cost saving exercises
· Address health and safety issues in lodges
More long term actions include:
· Implementing the ‘shopping list’ of services for each block
· Secure investment in equipment
· Look beyond the current scope of the security service
· Create more income generating opportunities
· Invest income received back into service


	Access to services BVR
(New Prospect)
	May 2006
	· Service provided by Salford Direct is competitively priced 
· Some amendments required to access to services to make more customer focussed and responsive to customer needs 
	· Access Strategy developed – detailing all improvements 


	Customer feedback BVR
(New Prospect)

	Sept 2006
	· Identify opportunities for customer feedback
· Evidence that feedback is being used to improve service delivery in ways customers will recognise
· Evidence the existing good practice and communicate this effectively

	· New customer feedback policy launched
· A number of customer surveys redesigned to improve return rate and quality of information 
· Standardised approach to gathering customer feedback introduced
· Six new local performance indicators introduced measuring customer satisfaction with various aspects of New Prospect’s service
Improvement plans developed to improve customer satisfaction

	Type of review
	Date
	Outcome
	Key improvements

	Customer focus BVR
(New Prospect)
	Sept 2006
	· Customer focused culture lead by the management team
· All staff and partners to adopt new culture of customer focus and care and provide excellent customer service
· 80% of staff believe New Prospect take customer service seriously
	· Customer care training introduced for all New Prospect employees (including Management Team)
· Improved customer satisfaction with services as measured through STATUS survey

	Customer outcomes BVR
(New Prospect)
	Sept 2006
	· Embedded service standards for New Prospect so that customers are aware of the minimum level of service they should expect 
· An improvement in customer outcomes evidenced by reality checking and an improved perception survey score in Sept 2006
· Ensure repairs are completed right first time
	· Service standards reviewed and launched
· Increased publicity for service standards
· Customer satisfaction with New Prospect improved as measured by STATUS survey

	CPA Housing Services Assessment
(SCC)
	Feb 2007
	· Confirmed Audit Commission housing service assessment as 3, performing well
	· Upper threshold customer satisfaction levels with landlord services
· Upper threshold performance for 5 PI’s 
· Between threshold performance for 12 PI’s


Q10. 
Please give the date, scope and any available further information about any Best Value reviews or Inspections covering the organisation, functions and operation of the ALMO and its links with the Council that are planned. For Inspections, please indicate if a definite timetable has been agreed with the Inspectorate.
A10. 
Salix Homes will launch on 4th June 2007. An inspection date of 17th November 2008 has been formally agreed with the Housing Inspectorate.
Salix Homes will undertake a mock inspection of all its delegated functions in November 2007. The mock inspection will provide Salix Homes with clear recommendations for improvement which can be addressed in the run up to the 2008 ALMO inspection. The Housing Inspectorate will also be commissioned to undertake a critical friend role following the mock inspection to challenge the improvement planning process and to ensure objectives for 2008/09 are focussed on achieving excellence.
The results of previous inspections and reviews have been incorporated into individual Service Improvement Plans.  These plans have addressed any identified areas for improvement in services and will help to secure Salix Homes’ aim of achieving an excellent ‘3 star’ rating in a Housing Inspection (acknowledging that a good ‘2 stars’ assessment will still allow Salix Homes to access allocated ALMO resources).  
Progress against Improvement Plans is currently monitored by the Performance teams at both New Prospect Housing and Salford City Council and reported to the Council, the Parent Board, tenants, officers and elected member groups on a regular basis.
New Prospect Housing has strong contacts with Excellent ‘3 star’ ALMOs in the North West namely Bolton at Home, Stockport Homes and Golden Gates Housing. Visits to compare service delivery are regularly undertaken and service improvement plans have been developed including the positive practice evidenced by these organisations. 
 Section 5: Tenant Issues
Q11. 
Please summarise how tenants and leaseholders of dwellings for which the ALMO will be responsible have been consulted about the ALMO proposals. Please state what the Council has done to establish whether the majority of tenants and leaseholders fully appreciate the implications of these proposals, including the requirement for a 2* rating from the Inspectorate for authorities to qualify for additional resources?
A11. 
In December 2003, the Council started a Housing Options Review to examine the options available to improve Council owned homes to the Decent Homes Standard at a local level. 

Salford City Council has undertaken a thorough and comprehensive options appraisals process. Dedicated teams of officers have been in place to ensure tenants have been supported, informed and empowered to contribute to the development of the investment proposal.

During the housing options implementation process, communications and consultations have been tailored around the need to improve service delivery and achieving the necessary 2* ratings from inspectorates. The Council and its Independent Tenant Advisor (ITA) have stressed in all communications to the wider tenant body the need for and the implications of improved ratings from the housing inspectorate.

During the Housing Options Review, the Council used a variety of consultation mechanisms to ensure that every tenant was able to be involved. These included:
· Over 150 information and drop in events across the City of Salford
· Dedicated free telephone line
· Dedicated email address and website page
· Translation material for both written material and verbal communication
· Housing Options Review information booklets
· Newsletters
· Text reminders
· Post card reminders
· Leaseholder consultation 
· Posters
· News articles in local press
During the second phase of the consultation, the city was divided into five areas, each with a number of sub zones. This enabled a more accurate collection and analysis of tenants’ views, needs and aspirations at a local level.
The Options Appraisal process was overseen by the Housing Options Steering Group composed of tenants and elected members. The review concluded that a mixed investment strategy was the most appropriate way to obtain the level of funding necessary, and proposed that:
1 A PFI be pursued to deliver extensive refurbishment, remodelling and new build homes in the Pendleton area;
2 A new Local Housing Company be established and homes in West Salford transferred to deliver strong tenant involvement, increased investment and improved service delivery;
3 A new ALMO be created to manage homes in Central Salford, Beechfarm and Rainsough Brow;
4 A Common Service Provider be established to deliver a range of services to each of the new organisations to achieve consistent service delivery and efficiencies of scale;
5 There is a strong strategic housing function within the Council to provide strategic direction and set the overall housing strategy.
A group of tenants were involved in encouraging tenants to return their postal questionnaires, who then collated and validated the responses. The Decent Homes Investment Strategy outlined above was signed off by Government Office North West in June 2005.
Since sign off there has been a dedicated ALMO project team in place to help key stakeholders develop proposals and manage the consultation process. Following a first newsletter to all tenants and leaseholders confirming the preferred investment option, a tenant conference was held in September 2005 to outline the process ahead and begin the debate on the future management and ownership of the stock.  70 tenants attended the event and this body of interest has formed the formed the core in the process.  
A Central Salford Steering Group composed of tenants and elected members was established after the conference. This group met frequently to oversee the process and played a key role at the major milestones.
Since March 2006 detailed consultation has taken place with tenants within Central Salford to develop the governance and involvement structures of the new organisation. This consultation has included:

· Presentations, workshops and discussion at the steering group and local housing forum meetings on board structures.
· Visits to three successful existing ALMOs – Bolton at Homes (3 star), Derby Homes (3 star) and Wigan and Leigh Homes (2 star) – to examine their governance structures to see best practice in operation, and to assess how tenants can get involved in decision making
· Visits to New Prospect Housing to see what could be learnt from the experience in Salford to date.
Our Tenant Participation Strategy has been developed to incorporate consultation on the details of the ALMO proposals, subsequently the Tenant Participation function for the Central Salford area has become an integral part of the project team, working with existing information networks and exploring ways of working with the wider community body.
A series of “Your Homes, Your Voice, Your Choice” newsletters have been developed for the wider body of tenants and leaseholders as a method of continuing the consultation process, and to explain the need for excellent services and the role of funding being attached to the achievement of a minimum 2* rating from the Inspectorate.  This newsletter is continuing to be published on a regular basis and has covered issues such as the composition of the Shadow Board, update on the progress of the bid and answers to frequently asked questions. It also contains the free phone telephone number of the ALMO Project Team for anyone wishing to discuss issues arising from the establishment of the ALMO further.  
The team has also produced newsletters for older tenants specifically to address the needs of this particular group. Alongside these publications the team have been out to visit the schemes and wardens to ensure they are regular updated and have an opportunity to contribute to the proposals. Two phases of consultation with older tenants have taken place since the proposal for the development of an ALMO was signed off.
As the process has developed, and the Shadow Board of Salix Homes established, a consultative panel has been created. This is to allow stakeholders the opportunity to discuss and influence key issues around organisational culture and design in the interim of a ratified participatory structure. 
In order to raise awareness of the proposals within the wider tenant body, four phases of consultation have been conducted throughout the previous 12 months. The table below details of the purpose of consultation conducted to develop and shape the ALMO proposals
	Consultation Phase
	Purpose

	Phase 1
	Raising awareness of ALMO proposals

	Phase 2
	Development of Service levels

	Phase 3
	Consult on principles of the funding bid

	Phase 4
	Consult on involvement structures


The events were delivered using a variety of formats to enable as many tenants as possible to attend the consultation. These formats included an exhibition trailer, a yellow bus (specifically designed for community consultation), drop in events and local housing forums. 
Q12. 
Please state what evidence the Council has of tenants’ and leaseholders’ support for its ALMO proposals giving details and dates as appropriate.
A12. 
Salford City Council undertook a tracking survey in June/July 2006, which asked questions about how people felt about the proposals and also how they wanted to be involved and kept informed. 

The tracking survey showed that 70% of people were aware of the proposals to set up a new housing and regeneration ALMO in Central Salford.  
In terms of supporting the ALMO 72.4% stated that they supported the ALMO proposals. 1.9% did not support the proposals whilst 25.7% had not yet made their minds up and felt they would need more information.
Plans for consultation in the run up to the launch of Salix Homes are focused around engagement of the wider community of Central Salford. The project team will be revisiting shopping centres to target the most frequented areas. This will be combined with targeted door knocking and further newsletters. It is hoped that these activities will raise further awareness and therefore support for Salix Homes.  
The Council will commission another tenant opinion and awareness survey during April 2007. This will gauge support and understanding of customers as to the continued development of Salix Homes since the last tracking survey.
Q13. Are there any Tenant Management Organisations responsible for managing any of the properties for which the ALMO will be responsible? If so, please describe the intended relationship between the TMO and the ALMO and give details of any Best Value reviews or Inspections covering the TMO which have been undertaken or are planned.
A13. There are two TMOs currently in operation in Central Salford, these are “Windsor and Albion TMO” and “New Barracks TMO”.
Windsor and Albion TMO plan to continue as a Tenant Management Organisation, and the Council is currently supporting New Barracks TMO with the commencement of Stage 1 Small Scale Voluntary Transfer.
In the interim New Barracks TMO will form part of the ALMO stock and a monitoring arrangement will be developed between New Barracks and Salix Homes.
Section 6: The ALMO Board

Q14. 
What is the proposed composition of the ALMO Board in terms of the number of Council, tenant and independent members?
A14. 
The Board will have 4 Council, 4 tenant and 4 independent members.
Q15.
How and by whom are the Council, tenant and independent members of the ALMO Board chosen?  And how long is their initial term of appointment?  The ODPM will expect the Board to be substantially in place before s.27 approval is given as this is approval to delegate responsibilities to an organisation that is ready to start work.  Accordingly, please give brief details of the Board members chosen to date and the timetable for filling any remaining vacancies.  Please also state how the appointment process ensures that the independent members include people with relevant experience.  Please include details of any skills audit that has been undertaken.
A15. 
The Shadow Board of Salix Homes has been established since October 2006.  The first full Shadow Board meeting was held on the 17th October and meetings have been held every four weeks since that date.  This schedule will continue until the anticipated establishment of the Organisation on 4th June 2007 and the frequency of meetings will be reviewed at that point according to business needs.
It is proposed that all members of the Board should be appointed for the period until the second AGM at which point the retirement process detailed in the Articles of Association will commence.  This is to ensure that maximum benefit is gained from the comprehensive training programme for Board Members, and the desire to guarantee continuity for the Board through the initial implementation and inspection process.   
The full list of Shadow Board members is:
Council Members
Alan Clague
Janice Heywood 
Anne-Marie Humphries
Joe Murphy
Tenant Members
Michael Copple
John Cox (Deputy Chair)
John Flynn
Monica Wilson
Independent Members
Phyllis Boardman
Bill Gill
Peter Marland
Peter Styche O.B.E (Chair)
All Board Members completed a skills audit on appointment to the Shadow Board, detailing their skills/knowledge levels in a number of subjects including evidence and comments.  This information was then used to shape and prioritise a training and development plan.
Appointment of Council Board Members

The Council Board Members were selected at a meeting of the Council held on 21 September 2006.  The Council agreed that members would be nominated by the 3 political groups represented on the Council, with the controlling group (Labour) having 3 Board Members and the Liberal Democrats having 1 Board Member, representing the political balance in the area. 

Future Council nominees to the Board will be confirmed on an annual basis at the Council’s AGM

Appointment of Tenant Board Members

The initial selection of Tenant Board Members was developed and overseen by a recruitment and selection panel of tenants supported by the Independent Tenant Advisor.  Tenants on the Board were selected by interview against a person specification from self-nominating tenants.
The timetable for retirement is detailed in sub paragraphs (a) to (c) below 
(a)
At the second annual general meeting of the Organisation, one Tenant Board Member shall retire;
(b)
At the third annual general meeting, a further one Tenant Board Member, shall retire, and
(c)  At the fourth annual general meeting, a further two Tenant Board Members shall retire
The Tenant Board Members to retire at any such subsequent annual general meeting shall be those who have been longest in office since they last became Tenant Board Members, but as between persons who became Board Members on the same day those to retire shall be chosen by lot PROVIDED THAT where a Tenant Board Member is appointed as a consequence of the death or retirement of another Tenant Board Member.
The timetable for the selection of tenant Board Members was as follows:
	Date
	Event

	
	

	14.06.06
	Tenant Board Member Open Day

	20.06.06
	Information pack signed off by Steering Group

	30.06.06
	Final date for request of Information packs

	10.07.06
	Briefing and Information session for all interested candidates 

	24.07.06
	Final date for return of completed application forms

	31.07.06
	Nominees checked for eligibility 

	14.08.06
	Interviews 

	16.08.06
	Announce outcome of interviews and appoint successful candidates


It is proposed that future vacancies for Tenant Board Members will be filled using the same recruitment and selection process.     
Appointment of Independent Board Members

The process for independent Board Member recruitment began with adverts placed in:
Manchester Evening News-12th July 2006
Regeneration and Renewal-12th July 2006
Inside Housing - 14th July, 2006   
These adverts asked for individuals with experience, qualifications or expertise in a range of areas including:
· Financial Management gained in a business environment
· Construction and physical regeneration projects
· Strategic business planning and risk management
· Handling employment matters such as discipline and grievance
· Dealing with significant legal issues
· Managing or implementing Information and Communication Technology
· Substantial housing management experiences gained in different environments
An information pack was sent to all interested parties including background information about ALMOs and Salix Homes, details of the selection process, a job description and a person specification.

The selection panel was comprised of tenant and council board members supported by consultants Ernst & Young. Each applicant was compared against a matrix of skills and expertise before making the final decision. This ensured that there was a suitable mix of skills and expertise that was required for the Board.
The timetable for the selection of Independent Board Members is detailed in table: 
	Date
	Event

	21.07.06
	Independents Conference

	07.08.06
	Deadline for returning completed application forms to the council

	09.08.06
	Recruitment and Selection Panel appointed from Shadow Board members

	15.08.06
	Short listing of independents undertaken

	15.08.06
	Interview questions and model answers agreed by the Shadow Board

	05.09.06
	Interviews for Independent Board members

	08.09.06
	Independent Board members appointed


It is proposed that any future vacancies for Independent Board Members will be filled using the same recruitment process.  At the second AGM of the Organisation one Independent Board Member shall retire, at the third AGM a further two shall retire, and at the fourth the remaining one shall retire.   
Q16. 
Please describe what arrangements have been or are being devised to identify and handle any potential conflicts of interest for ALMO Board members.
A16. 
The Memorandum and Articles of Association and the Code of Conduct contain clear guidance around the issue of conflicts of interest for Board Members.  The Company Secretary will be responsible for the maintenance of registers relating to all Board Members appointments and interests as dictated in the Articles of Association.
Any Council Executive Members appointed to the ALMO Board will not hold the portfolio that includes the retained strategic housing functions.  
The Council’s standing arrangements for resolving any conflicts of interest regarding councillors will apply to council nominees.      
Q17. 
Please state what training has been or will be arranged for ALMO Board members.
A17.
A training programme has been conducted by the Board Development Agency since October 2006, with the Shadow Board meeting every four weeks. Upon completion of this programme Shadow Board Members will have gained Institute of Leadership Management accreditation, and this will be the first time any ALMO Board has received such an accreditation that we are aware of. To this point the programme has covered subjects including:
· What is your organisation and what does it do
· Roles and Responsibilities: board members management team and shareholders
· Role of the chair
· Conduct of meetings
· Codes of Conduct
· Conflicts of interest
· Expenses and board member payments
· Equality and diversity implications
· The Governance framework
· Developing strategy and accountabilities
· Transforming the organisation - change management facilitating success
· Financing
· The Board as Employer
This training programme will continue on an ongoing basis, although the frequency of training sessions is likely to decrease once the Organisation is fully established.  Future training sessions are to include:
· Personnel issues such as TUPE, HR Policies and Procedures, grievance, disciplinary and industrial tribunals
· Health and Safety
· Risk management
· Budget Setting and Budgetary Control
· Performance Management
· Procurement Arrangements
· VAT and Tax Arrangements
· Working in Partnership with the Council
· Preparing Board members for Inspection
The training plan is reviewed by the Shadow Board on a regular basis to ensure that ongoing training and development needs are fed back into the training programme.
Work is currently underway to develop an annual appraisal process for Board members that will feed into an individual training plan for each member.  It is also proposed to introduce performance and competency assessments for the Board as a whole, using external consultants to facilitate the development of an Annual Board Performance and Competency Plan.  This will ensure that the considerable investment in training being made by Salix Homes is money effectively spent.
Section 7: Group Structure
Q18. 
If the ALMO has a group structure, please describe this. In particular, please describe the status of the Area Boards and give the information requested in Questions 14 to 17 for each of them. Please also state which housing management responsibilities are to be delegated to these Boards and which retained by the parent Board.
A18. Not applicable  
Section 8: Documentation
Q19. 
Please state whether the agreement between the Council and the ALMO and the ALMO’s Memorandum and Articles of Association are based on those devised by the Template Group. Please specify any significant variations made to these documents. If other documentation has been used, please enclose a copy.
A19.  
The Memorandum and Articles of Association and Management Agreement that are to be used are based on those devised by the Template Group but modified by experience of other ALMOs and best practice elsewhere. The Shadow Board have engaged independent legal advisors, Trowers and Hamlins, who have advised on those amendments that have been made to both documents. 
There have been no major variations to the Memorandum and Articles of Association model. The variations include:
a. Varying the Objects of the Organisation so that the organisation will operate primarily but not solely in the areas where the Council owns or manages housing stock.
b. The Objects of the Organisation include reference to;
(i) promotion of tenant and leaseholder participation and community empowerment in housing management,
(ii) provision, where appropriate, of consultancy work for example to RSLs, 
(iii) promotion of community cohesion,
(iv) work in partnership with a range of organisations to transform the housing market in significant parts of the Central Salford area to create mixed sustainable communities,
(v) deliver the Council’s Housing Market Renewal (HMR) function.
c. Amendments to the definition of Local Authority Person.
d. The number of Board Members being 12 (4 Council, 4 Tenants, 4 Independents.)
e. Arrangements for the appointment of tenant and independents following the second AGM based on a third standing down annually from that point onwards.
f. Changes to the disqualification clauses relating to people suffering from a mental health disorder.
g. A new section relating to local representation.
h. Minor variations as a result of changes in legislation necessitating the need to alter relevant references within the document.  
The variations in the Management Agreement include:
a. A new clause has been added to confirm that both the Council and Salix Homes agree that the CLG Code on Workforce Matters in Local Authority Service Contracts applies.
b. The termination provisions have been substantially amended by effectively categorising breaches as either “material or not capable of being remedied” or “breaches which are not material and are capable of being remedied”.  For material breaches of the Agreement (e.g. a serious breach of any of the organisation’s obligations, a senior director or manager convicted of dishonesty etc), the Council has retained the ability to provide the services itself, determine the whole of the agreement forthwith or determine part of the agreement and issue a variation to the Delivery Plan.
c. In relation to other non-material breaches which are capable of remedy, the Agreement provides for a remediation process to be set in motion.  In those circumstances the remedial process provides that Salix Homes will produce a remedial plan setting out why the event has occurred and what steps Salix Homes propose to take to avoid a reoccurrence.  The Council is required to agree the remedial plan and send it back to Salix Homes if not agreed.  If the remedial plan does not result in an improvement in the service or the failure occurs again within 3 months then the Council is able to carry out the service itself or determine the whole or part of the Agreement. This process provides for a much more partnering approach to default as Salix Homes will be required to produce a plan of action to turn service failures (which are not material) around. This remediation process is considered appropriate for the less significant breaches of the Agreement which are capable of being remedied.
Q20. 
What is the initial duration of the agreement between the Council and the ALMO? And what provisions does the agreement include for renewal?
A20. 
The agreement is for a ten year period and there will be a review of the arrangements after 5 years, 
Q21. 
Please enclose a copy of the Delivery Plan for the ALMO’s work. Insofar as this Plan has been prepared by the Council, pending further input by the ALMO as it becomes operational, the ODPM will expect this Plan to focus on specifying the output and performance targets for the ALMO rather than the means for achieving these.
A21.  
The initial ALMO Delivery Plan is attached at Appendix One.  This plan has been approved both by the Council and the Salix Homes Shadow Board.  Its contents have been developed through a series of meetings and detailed discussions between Officers, Members and Customers, and should be seen as a jointly owned partnership agreement.
Section 9: Staff Issues
Q22. 
Please provide details of discussions held with staff about the ALMO proposal.  How many staff will initially work for the ALMO? Will these all be staff transferring from the Council? Please state how many of its staff will be directly employed by the ALMO and how many will be on other terms (e.g. secondment). Please state the reason for and expected duration of any terms other than direct employment.
A22.  
There have been ongoing discussions with staff regarding the proposals since the start of the Stock Options assessment process that has been overseen by an internal staff involvement and communication group. Discussion and communication has included monthly updates through Team Brief newsletters that are available in a range of formats, including on the intranet and through team meetings and a number of staff information sessions.  
A Joint Trade Union Group was established in September 2005.  The role of this group included the development of a protocol for employment issues to support the implementation of the organisational changes, to agree policies and procedures to support the protocol and to facilitate communication of progress to all employees.
The agreed staffing structure for Salix Homes includes 238 posts, of which 24 are new posts. Those staff currently employed in the substantive posts will transfer from the Council and New Prospect, and all staff will be directly employed by Salix Homes.
Q23. 
Will staff transferring from Council to ALMO employment do so under TUPE, with their employment rights protected? If the transfer is not under TUPE, how will these rights be protected?
A23.  
TUPE regulations will apply for those staff that will be transferring to Salix Homes and their terms and conditions will be protected as appropriate. Discussions with staff representatives through the Joint Trade Union Group is ongoing to determine the precise terms of the transfer of staff.
Q24. 

How will the future pay, terms and conditions of ALMO staff be determined? In particular, please indicate whether any of those terms and conditions will be linked to those of the Council. Please also confirm that the terms and conditions for new staff recruited by the ALMO will be comparable to those of employees transferred from the Council.
A24.  
Salix Homes will honour the terms and conditions that exist at the time of transfer and will also ensure that new staff are employed on the same terms and conditions as existing staff. This follows Government guidance and will avoid the creation of a two-tier workforce. The proposed TUPE agreement also ensures:
· That Salix Homes will honour national agreements on pay and conditions as a minimum.
· That existing and new staff will have access to the Local Government Pension Scheme
· That existing staff will have length of service and continuity protected.
· That Salix Homes will commit to recognising Trade Unions and formal consultation mechanisms.
· That equivalent training and development opportunities will be provided, as a minimum, as will commitment to equal opportunities, diversity and health & safety policies.
The support of these commitments will not undermine Salix Homes’ ability to independently manage its staffing resource to ensure the delivery of its objectives. Therefore, in the future the Salix Homes Board may wish to review the pay, terms and conditions of Salix Homes’ staff but only after appropriate negotiation with staff and trade union representatives.  
Section 10: Future Plans and the Decent Homes Target
Q25.
Please give the latest forecasts of expenditure, showing whether the profile provided with the original bid for funding has changed. Expenditure to be met from the pre-allocated resources should be identified separately, on the assumption that the authority achieves at least a 2* rating from the Inspectorate.
A25.  
The table below shows the latest predicted expenditure profile as agreed with CLG.
	Year
	Anticipated Council Resources (£m)
	Total ALMO Bid (£m)
	Total Forecast Expenditure (£m)

	 
	 
	 
	 

	2007/08
	6.935
	0
	6.935

	2008/09
	1.672
	17.369
	19.041

	2009/10
	3.7
	16.674
	20.374

	2010/11
	3.831
	17.541
	21.372

	2011/12
	5.426
	16.406
	21.832

	2012/13
	5.034
	0.893
	5.927

	Total
	26.598
	68.883
	95.481


Q26. 
On the basis of this expenditure profile, please indicate the expected annual net progress in increasing the number of dwellings cited in the answer to Question 2 that meet the decent homes target.
A26. 
The stock within Central Salford requires considerable investment with over 48% of the stock non decent as at June 2006.
The table below identifies the target number of properties to be brought up to a “decent standard” by 2013, to comply with and Government objectives compared to that achievable with existing funds.  
	NON DECENT DWELLINGS IMPROVED

	
	31st March 2008
	31st March 2009
	31st March 2010
	31st March 2011
	31st March 2012
	31st March 2013

	Using existing resources 
	469
	36
	93
	127
	134
	459

	Using additional ALMO resources
	0
	376
	417
	580
	406
	81

	Total number of dwelling brought up to decent standard
	469
	412
	510
	707
	540
	540


Section 11: Any Other Information
Q27. 
Please give any further information that the Council considers relevant to and/or which may assist the Secretary of State in his consideration of the Council’s application for his approval under s.27.  Failure to provide information that might be relevant to his decision may result in your authority’s application and pre-allocation being reviewed.
A27. 
Should any further information or clarification be required we should be happy to provide it.
The ODPM reserves the right to seek supplementary information from authorities in the light of their responses to the above questions.
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