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CONTEXT SHEET
1. Revenue Budget
The Council's gross and net revenue expenditure for 2002/03 is £508.367m and its net revenue budget is £249.090m.

2. Asset Profile

CIPFA CATEGORIES
FUNCTION
NUMBER OF ASSETS
GIA
CAPITAL VALUE

OPERATIONAL
Other Land & Buildings
Administrative offices
71
64698.49
20,282,155



Car Parks
59
7840
4,872,047



Care in Community
10
742
60,003



Caretakers Houses
20
0
745,020



Cemeteries
7
1825.91
672,952



Civic Youth Centres
10
3285.93
1,569,001



Community Centres
25
6457.22
2,614,461



Day Care Facilities
17
10465.32
7,764,005



Nursery (4 early years centres)
6
2713.9
2,125,250



Land
1
0
500



Landscaping
54
0
55



Libraries
15
7821.32
5,590,004



Misc Civic Accommodation
9
6660.11
4,820,255



Museums
2
4633.03
1,955,000



Other ED Land
45
0
1,229,779



Park building
39
5965.11
2,302,802



Public Convenience
1
0
78,001



Recreation Facility
14
19997.33
19,100,350



Residential Accommodation
26
18725.46
14,619,761



Special school bldg assets
7
9636.51
6,743,502



Primary School bldg assets
114
75975.14
46,934,102



Secondary School bldg assets
59
76504
43,088,201



SUB TOTAL
11
323946.78
£187,167,206


Community Assets
Cemeteries
7
0
7.00



Land
2
0
2.00



Parks
154
0
210,649



Recreational Facility
50
650.55
1,343,487



Walkway
31
0
31



SUB TOTAL
244

£1,554,177


Council Dwellings
Dwellings
29673

(Operational)
650.55


£927,316,900

(Beacon Value)


Non Operational (General)
Ind/Com Bldgs
43
11913.58
3,098,238

NON-OPERATIONAL ASSETS
Surplus Property


Ind/Com Land
328
0
7,788,941



Ind Estates
21
71416.72
7,048,021



Market
1
280
2.00



Recreational Facility
1
0
1.00



Shops
63
6863.03
4,583,356



SUB TOTAL
457
90473.33
£22,815,559



Administrative offices
8
7631.74
1,130,508



Car Park
1
0
1



Cemeteries (Bldgs)
3
582.5
41,004



Community Centres
1
312.76
136,000



House
17
0
600,017



High school bldg assets
5
20791
7,109,000



Primary Schools bldg assets
2
4204
810,502



Museum
1
873.01
250,001



Park Bldg
2
1488.96
930,000



Public convenience
11
618.2
83,013



Residential Accommodation
4
3009.24
1,197,002



Shops
2
0
650,002



Special Schools bldg assets
3
1147
1,500,002



Underused/Vacant Land
191
1209.3
8,492,747



Underused/Vacant Property
140
8543.07
2,986,838



SUB TOTAL
393
50410.78
£25,916,639


TOTAL

465,481.44
£1,164,473,481  481
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3. Maintenance Backlog (for buildings excluding the investment estate)




Total Requirement Over 5 years @ 2001 prices








  
£m


HOUSING – Dwellings/Other Buildings


350

EDUCATION  -  Schools




102.9
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ENVIRONMENTAL SERVICES
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DEVELOPMENT SERVICES
)

TRANSPORT

                                             50

4. 5 Year Capital Programme and Resourcing Summary

2002/03

2003/04

2004/05

2005/06

2006/07

Total


Estimate

Estimate

Estimate

Estimate

Estimate

Estimate


£m

£m

£m

£m

£m

£m

PROGRAMME SUMMARY

























HOUSING 
41.841

80.737

110.151

111.126

83.027

426.882

EDUCATION 
17.131

31.759

38.882

49.850

47.449

185.071

HIGHWAYS
16.696

18.003

12.172

4.442

4.080

55.393

SOCIAL SERVICES 
0.324

0.613

0.030

0.030

0.020

1.017

ENVIRONMENTAL SERVICES
0.174

0.445

0.343

0.420

0.423

1.805

ARTS & LEISURE
0.605

3.714

0.735

0.200

0.200

5.454

DEVELOPMENT SERVICES
1.569

3.640

4.245

12.705

14.830

36.989

CORPORATE SERVICES
5.369

6.821

24.378

1.852

2.875

41.295

CHIEF EXECUTIVE
0.825

0.487

0.085

0

0

1.217


84.534

146.219

191.021

180.625

152.904

755.303














RESOURCE SUMMARY

























BORROWING APPROVALS
19.222

24.509

17.471

12.027

12.550

85.779

GRANTS
22.451

30.162

22.480

20.702

16.036

111.831

GRANTS - HMRF, ALMO
1.000

36.513

67.597

75.501

55.071

235.682

MRA
28.528

25.783

25.561

19.697

12.556

112.125

USABLE RECEIPTS
6.503

5.000

5.000

5.000

5.000

26.503

OTHER CONTRIBUTIONS
6.830

14.152

7.912

7.698

11.691

48.283

Sub-Total - Direct Funding
84.534

136.119

146.021

140.625

112.904

620.203

PFI 
0.000

10.100

45.000

40.000

40.000

135.100















84.534

146.219

191.021

180.625

152.904

755.303

5. Unsupported Borrowing

Given the tight financial position of the Council and its current high headline Band D Council Tax, it is unlikely that, ahead of the proposed new legislation concerning changes to local authority borrowing, it would be able to afford the revenue implications of any significant unsupported borrowing unless there was a commensurate improvement in its revenue support grant settlements. The five-year capital programme does not at present anticipate any unsupported borrowing, although this could be subject to review in the later years of the programme as detailed regulations, CIPFA's proposed prudential borrowing code and the Council’s financial position become clearer. The Council will be exploring the possibilities of using any locally generated revenue under its new well-being powers and the proposal for business improvement districts for investment in relevant capital projects.
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6. Background to Salford
Salford is truly a City of contrasts.  Situated in the heart of the Greater Manchester conurbation, one of the fastest growing regions outside London. The City is at the hub of the transport network, with M602, M60, M61 and M62 motorways all within the city boundaries, there are also excellent rail and air links, and the Metrolink now extends to Eccles and Salford Quays from Manchester City Centre.

A dynamic and forward looking City, Salford has undergone radical transformation since becoming one of the world’s first industrial cities, redeveloping areas such as the Salford Quays and building the Lowry Centre, a multi million pound arts and theatre complex. 

Salford is a Metropolitan Borough Council with a population of 224,800. The City is experiencing population loss which has significant resource implications for mainstream service delivery.  Since 1991, 6,600 people have left the City with migration levels highest in the inner city.

Over the last thirty years Salford has seen great change; losing almost a third of its traditional employment base has created areas blighted by physical dereliction and social deprivation.  However over the last ten years the City has been successful in tackling many of the social and physical dereliction problems. The redevelopment of Salford Quays has created a world-class business and cultural area of great national and regional significance.  Its success has led to the fastest drop in unemployment within the Greater Manchester region.

Within this trailblazing, vibrant City there still exists severe pockets of deprivation; Salford is placed the 4th most deprived local authority area in the North West and 28th nationally.

The City’s dependent and elderly populations are growing; single parent families account for 5.9% of the population and there has been substantial growth in the numbers of looked after children in recent years. Since 1993, the numbers have almost doubled and Salford has the third highest number of children looked after per 1000 population – a figure demonstrating increasing levels of social decline and family breakdown in communities.

Despite widespread redevelopment in the 1960’s Salford has the 3rd highest proportion of vacant local authority housing in the North West.

Within individual wards there are pockets of multiple deprivation, and a number of areas within the City are currently benefiting from regeneration initiatives, supported by Single Regeneration Budget, European Programmes and New Deal for Communities.

In summary, the Council continues to face increasing demands for its services, particularly the care of children.  These pressures are within the context of extremely difficult financial circumstances.  Consequently the Council has embarked on a process of reviewing its priorities and corporate objectives to ensure that these guide the distribution of resources, the level at which it carries out its responsibilities and the way in which it exercises its functions.
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(CAPITAL INVESTMENT STRATEGY

SECTION 1 - INTRODUCTION 

This Capital Investment Strategy sets out what we want to achieve in terms of our capital investment over the next five years, covering all key aspects of capital expenditure within the authority. It is our response to the Government’s drive for improved financial planning and accountability and securing value for money from capital investment.  It builds upon our last submission and takes account of comments made by GONW.

The City Council and the Salford Partnership believe that the people of Salford deserve the very best in terms of service delivery and quality.  Salford’s first Community Plan (2001 – 2006) drawn up by the Salford Partnership (the City’s Local Strategic Partnership) sets the overall vision for our City and will help the Council, as a key deliverer of public services, to deliver on this commitment. It has set the context for this capital strategy with future investment priorities set against the seven themes of the community plan, drawing together for the first time strategic partnership policies alongside the City’s existing Community Strategy. The Plan will provide the framework for investment decisions by the City Council ensuring that our capital programme is driven by the priorities agreed both internally, and with our partners and communities.

The Partnership’s vision, priorities and targets have been set down in Salford’s Community Plan, which all the key agencies have signed up to.  It aims to create a clean, safe and healthy city with strong sustainable communities and a buoyant economy, where children and young people can thrive and benefit from excellent educational and cultural opportunities and facilities.

The Community Plan also reflects the key priorities emerging through the City’s approach to Neighbourhood Renewal with three key objectives prioritising capital investment decisions.  The Neighbourhood Renewal Strategy will commit to :

· Tackling three areas of major change within the City;

· Targeting action to stabilise communities in decline and maximise opportunity;

· Working with our communities to achieve change.

Key targets are included within the Community Plan to measure the success of our policies over the next five years.  These targets reflect the National Floor Targets set by Government through the New Commitment to Neighbourhood Renewal, include key Best Value Performance Indicators, and incorporates local performance indicators designed to challenge, target and improve service delivery in particular areas.  The targets set have formed the basis of the Partnership’s Public Service Agreement with Government. 

As a parallel to, and integrated within the Community Plan, the Council has developed 6 Pledges that are council priorities for both statutory and local service delivery.  The impact of the pledges has involved the re-alignment of Best Value Performance indicators, and service plans to reflect an agreed corporate approach, setting out a commitment towards: A Better Education for All; Quality Homes for All; A Clean and Healthy City; A Safer Salford; Stronger Communities; Supporting Young People.

The Community Plan and Capital Investment Strategy will facilitate the City Council to move towards a high quality modern services designed to meet local need. The Plan will have a significant impact on our key partners whose business and corporate plans will change, over time, to reflect the priorities set by the Salford Partnership.  This Capital Strategy, alongside the Asset Management Plan, currently reflects priorities identified within individual service plans, the Council’s 6 pledges and the priorities within the Community Plan. It will enable the Council to make the best possible use of public sector assets so that we can tackle the cross-cutting priorities facing our City in a strategic and comprehensive manner.

SECTION 2 - KEY AREAS OF CAPITAL EXPENDITURE

Key areas of capital expenditure are focused on the following priorities:

Housing

The Housing Strategy and Housing Revenue Business Plan sets out clear priorities for the City which explore a range of housing investment options including the development of an arms length company model (New Prospect Housing Ltd), due to go operational in September 2002. The City Council's Housing Strategy has been ranked as "above average" and this has resulted in favourable allocations of resources. The Council’s vision is to help to ensure that every person in the City lives in a decent home and will achieve this by :

· Investment in the management and maintenance of Council and registered social landlord owned dwellings;

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

· Work to the Government’s target of removing all non-decent public sector housing by 2010;
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· Work with private sector partners to reduce unfit and empty private sector housing by one third by 2004.

· Develop an investment strategy following the provisional allocation of “Arms Length Management Organisation” resources which assist the City Council in meeting the government’s Decent Homes Standard.  Salford has a provisional allocation of £53.3 million, subject to 3 star Best Value rating.

· Develop a joint prospectus with Manchester City Council, which will elaborate the programming required to achieve outcomes, which will assist Housing Market Renewal.  To use resources from the Capital Modernisation Fund to plan this investment

Priorities over the next five years will be :

· Tackling empty properties throughout the City ;

· Tackling areas of major change – consistent with the corporate regeneration strategy (see later) ;

· Dealing with pockets of deprivation to consolidate and stabilise areas (i.e. emerging from the Stock Condition Survey) ;

· Consolidating and maintaining popular estates and those which have benefited from major investment ;

· Completing major investment projects – Eccles Renewal Area, Little Hulton and Farnworth Partnership areas.

Education

The Education Asset Management Plan sets out the need to provide high quality Education in accommodation that stimulates a learning environment for school pupils and members of the community.  In the medium term the two key priorities within the education capital expenditure will be the significant reduction of the backlog of work identified within the AMP and implementation of proposals resulting from the removal of surplus places, and which should at the same time have an impact on raising educational attainment.

· The directorate has recently completed its review of secondary places and this is in the process of implementation. Mainstream capital funding has been secured for The Albion High School and the proposed works at Buile Hill, Hope, and Harrop Fold High Schools.  Harrop Fold High School came about by the amalgamation of Little Hulton and Joseph Eastham High Schools.  The new school is currently operating on both sites awaiting extensions to the Joseph Eastham site.

· The funding secured for Buile, Hope and Harrop Fold High Schools is linked to a parallel PFI bid in excess of £40 million, for which we should know whether we have been successful by September 2002.

· The review of primary school places has commenced and should be completed by July 2003; based on current population projections there is a need to significantly reduce provision.

· The City has received PRG approval for a £15.1 million scheme to replace our three Special High Schools.

· The remaining backlog of condition works and removal of surplus places could be cleared significantly if a joint review of the school estate with the DfES and/or a joint venture with the private sector is successful.  The LEA is exploring a potential joint venture scheme with a private provider to provide new build and/or major refurbishment funded from a mixture of traditional capital funding, PFI and private sector investment.  

Transport

The Unitary Development Plan and Greater Manchester Local Transport Plan set out the transport priorities for the City and wider conurbation. The policies contained in these documents focus on sustainability and regeneration whilst conforming to Planning Policy and Regional Planning guidance. The UDP and LTP objectives are summarised below :

· A focus on regeneration and sustainability


· An holistic approach to urban renewal


· Competing in the global economy 


· Creating a dynamic and accessible Regional Centre


· Promotion of sustainable neighbourhoods


· Enhancing urban centres


· Improving the urban fringe and countryside


· Providing high quality sustainable transport


· Reducing population loss from inner areas


· Sustainable growth of Manchester Airport

Arising from these objectives are major transport schemes such as the Manchester/Salford Inner Relief Route (currently under construction at an estimated cost of £27million), the Leigh/Salford/Manchester 
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Quality Bus Corridor for which funding of £25.9million has been secured and Cadishead Way Stage 2 for which funding of some £19.7million is being sought.

Many minor transport schemes aimed at improving safety, promoting integration and maintaining the fabric of the networks are also ongoing, running at approximately £4 million per annum. (Note. It is estimated that the backlog of work required on the unclassified highway network, to restore to acceptable standards, would cost in excess of £50million)

Social Services

Social Services has embraced the modernising agenda to provide a whole system approach to services for people with Health and Social needs. It has developed firm links with Salford Primary Care Trust, NHS Trusts, the voluntary sector and users/carers. The Community and Social Services Directorate has identified capital investment needs around five strategic priorities

· The utilisation of assets to facilitate greater joint working with Health, assisting with the development of “single point of access” to services for users and carers 

· Modernisation of assets to provide “fit for purpose” buildings for directly provided services and independent sector provider partnerships 

· Accommodation for officers providing the infrastructure to facilitate the effective and efficient delivery of services to vulnerable people

· ICT infrastructure to develop alternative media for communication and information handling

· Community Centres

The lack of any substantial capital allocation through the existing mechanism has left the City in a weak position for investment in Personal Social Services and Community Centres. The Single Capital Pot will be an opportunity to consider the needs of these areas against the priorities of the Council.

Regeneration

The City’s approach to Regeneration & Neighbourhood Renewal identifies the need to focus on :

· Areas of Major Change – Broughton, Seedley and Langworthy and Charlestown/Kersal ;

· Targeted action to stem decline in neighbourhoods and maximise opportunity ;

· Work with our communities to achieve change.

There are existing commitments to capital spend within the main regeneration programmes – Broughton and Cheetham (SRB2), City-wide Objective 2 European Regional Development Fund, City-wide thematic programmes and Seedley and Langworthy (SRB5), the New Deal for Communities programme in Charlestown/Kersal and the Chapel Street Initiative.  Other major European investment programmes include approval to the development of an Economic Development Zone in partnership with Manchester City Council and a potential future EDZ approval with Trafford MBC utilising European grants.
SECTION 3 – OTHER FINANCIAL IMPLICATIONS

Revenue Implications

Over the past three years the capital programme has needed to support the revenue budget through a difficult period by the capitalisation of certain revenue expenditure with the support of Section 40(6) directions from the Secretary of State, and funding from capital receipts. The current budgetary plans for 2003/04 onwards envisage an unwinding of the capitalisation of revenue expenditure and the elimination of Section 40(6) support.  

The City Council considers the revenue implications of capital projects before approving them for inclusion in the capital programme. The revenue budget planning incorporates any project with revenue implications. Provision is made annually in the revenue budget for the additional maintenance costs of completed projects emerging from their contract maintenance period. There are currently no capital projects in the 5-year plan that have major revenue implications for the future.
Approach to PPP/PFI

The Council is committed to PPP/PFI as a means of achieving desired outcomes where this is the most viable option and it has been actively pursued by the Council. The City has been allocated £15.1 million of PFI credits for the replacement of its 3 secondary schools for pupils with Special Needs and is working in partnership with external consultants to progress this scheme to contract signature in March 2003.  A second PFI proposal in excess of £40 million, to replace three Community High Schools has been submitted, for which we should know whether we have been successful by September 2002.  The City is only one of six authorities nationally which has worked in partnership with the DFES to develop a capital investment strategy for the replacement/refurbishment of its schools.  Further investigation of options will be developed as part of the process of developing housing investment options.
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Other partnership examples include the application of PFI for SHIFT and LIFT, working with the NHS and Salford PCT.  SHIFT will see the possible refurbishment of Hope Hospital to replace outdated Victorian ward blocks to more suitable accommodation, increase total bed capacity and increase intermediate care.  In association the potential LIFT proposal will facilitate the development of primary care centres, potential sites include Walkden, Eccles, Swinton and Pendleton.  The centres will provide access to effective local health services, developed in communities where health inequalities need to be proactively addressed.  These centres will create an opportunity to provide accommodation for Local Authority services.

Consideration is being given to a PFI proposal for waste management disposal and street lighting and could also include a potential joint venture scheme with a private provider to replace schools with new buildings and/or major refurbishment.  

Additional Capital Resources

Bids for capital resources will only be made against the criteria and priorities set by the Capital Investment Strategy and where the authority has taken into account on-going commitments and current strategies in relation to its capital needs and other resources.

SECTION 4 – CROSS CUTTING ACTIVITY

Disposal Strategy

Over the last two years the Council has needed to raise exceptional amounts through the disposal of assets in order to support the revenue budget through difficult times, by funding revenue that had to be capitalised.  This years requirement and the current projections for capital generated from the sale of assets is much more modest and reducing in each year of the programme.  This is in line with the anticipated reduction in the number and value of assets to be released through the property review and rationalisation programme over the period.

Corporate Approach to Regeneration

Led by the Salford Partnership, the Community Plan and Neighbourhood Renewal Strategy, sets out a very clear corporate approach to regeneration, and the City’s Pathfinder status under the New Commitment to Regeneration recognises this at a national level. Implications arising through key policy documents such as the Urban White Paper and New Commitment to Neighbourhood Renewal, Crime & Disorder Act (section 17), Race Relations Amendment Act and the development of a Public Service Agreement with Government will impact on the future development of the strategy.   

Best Value

Capital investment is an integral consideration in best value reviews.  Through the Authority’s Performance Management System and Best Value Reviews, outcomes are used to facilitate improvement and inform investment decisions.  Both performance monitoring systems incorporate service results as comparative data and provide benchmarking information, to ascertain where service improvements are needed and, where appropriate, used to inform cross cutting action.

Best Value results are communicated extensively to stakeholders through the Best Value Review summary document, which is distributed to all households, containing performance feedback from previous years targets and targets for future years.

SECTION 5 - CONSULTATION

The Salford Partnership has been consulted on the development of the Capital Strategy with key partners such as the Salford PCT, Police, Primary Care Trust, Employment Service, Benefits Agency, Manchester Enterprises, Faith Sector, and the Community and Voluntary Sector endorsing the strategy and ensuring links with the Community Plan.

Individual service plans and priorities require a more detailed level of consultation and the City’s Community Strategy and Community Committee structures are utilised in this way.  Local transport programmes, structural and management decisions in the education sector, housing developments and service provision with Social Services are all subject to separate consultation and approval mechanisms within local communities, underpinned by the authority’s approach to customer care, quality services and consultation.  Consultation will be taken in accordance with the Council’s constitution and will be linked with the revenue budget process. Regeneration programmes such as the SRB 5 area in Seedley and Langworthy and the NDC area in Charlestown/Kersal have strong and robust mechanisms for active community involvement in decision-making and developing programmes. The Participatory Appraisal approach is now widely used across the City to actively involve local people in the decisions affecting their neighbourhoods and is widely regarded 

by Government Office as a significant tool for achieving this. This approach has directly led to the development of annual regeneration plans within both these areas.
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SECTION 6 - LINKS WITH OTHER PARTNERS, PLANS AND PROGRAMMES

Through the Salford Partnership the Community Plan formalises partnership arrangements across the City ensuring consistency across the range of other plans that the Council can influence, including the Health Improvement Programme, LA 21 strategy, Education Development Plan, Lifelong Learning Framework, Economic Development Strategy, Children & Young People’s Strategy and Crime and Disorder Strategy. However, there will be occasions when changes to external policies and programmes from Central or Regional Government, or the Regional Development Agency, will impact on our long term planning process and this needs to be taken into account by those agencies involved.  

Salford has an extremely successful history of working with neighbouring authorities.  Close working relationships have been developed with Bolton and Manchester. A cross-boundary Single Regeneration Budget Scheme with Bolton, successfully completed in March 2002. The Cheetham/Broughton SRB 2 Scheme with Manchester will come to an end in March 2003. The City has the only cross boundary Education Action Zone in the country established across the Salford/Trafford boundary. The City Pride Forum brings together the five authorities of Salford, Tameside, Manchester, Trafford and Stockport to promote a sub-regional approach to regeneration, resource procurement and investment.  Well-developed links exist on the transportation and environmental quality themes with the Greater Manchester Transport Plan and Air Quality Strategies.  

In terms of Education asset management priorities the Directorate is currently working towards progressing the current PFI scheme and will be working with the DFES and potential private sector partners in formulating its future capital strategy. 
Partnerships with the private sector also play a crucial role in our approach to capital investment.  The Housing Strategy is currently examining the potential benefits.  Innovative housing schemes are being developed with building societies to address the massive problems of negative equity in Seedley and Langworthy with the first "Homeswop" schemes having been introduced.  Housing renewal areas are being drawn up in conjunction with private sectors partners such as Bovis Lendlease in Broughton, to tackle neighbourhood renewal in a more comprehensive and innovative way.  The Chapel Street Initiative has secured significant sums from the private sector to regenerate the area adjacent to the regional centre and this investment, alongside the transformation of Salford Quays, contributes significantly to an economically buoyant conurbation.

SECTION 7 - PERFORMANCE MEASUREMENT AND INNOVATION
The City’s Best Value Performance Plan sets out key performance indicators across service areas with results scrutinised closely by the Quality and Performance Scrutiny Committee and District Audit.  Achievements and results are communicated across key partners as part of a corporate information strategy but also through individual service and regeneration programmes.  The authority is currently looking to develop benchmarking activity in conjunction with neighbouring authorities to analyse more fully the impact of the capital programmes on the desired outcomes for the City.

The City's Best Value Review of its office support accommodation has established a series of PI's including running costs and occupancy levels. Performance targets have been set and are benchmarked through the Sheffield Hallam University Benchmarking Group.  This is resulting in improved performance.

The Council has taken note of the partnering approach to procuring development recommended by Sir John Egan and has approved utilising that approach in a number of ways. Whilst no full partnerships have been established current examples are :

· The piloting of four different approaches to partnering in respect of the Council's 'Prior to Paint and Painting' Programme, which will be benchmarked against conventionally tendered schemes.

· Procuring a new secondary school (The Albion High School) by means of a 'develop and construct' contract whereby the contractor develops the design initiated by the Council. This involves close working between the Contractor and the Council's designers, and lies somewhere between normal competitive tendering and partnering.

New Technology Impact

The City Council strongly believes in harnessing the use of new technology to improve services and access to them. It is 1 of 25 E-government Pathfinder authorities.  Capital funding is being received to assist with the implementation of new technology, which includes facilities at community based venues, 2 City Learning Centres were opened last year.   Funding from the New Opportunities Fund is assisting with

the development of Internet links to all libraries.  The Council is also installing a broadband network to all schools to establish Internet links and better communication between schools and with the LEA.  These developments are all part of a programme that aims to increase public participation and access to Council services through the use of new technology.
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SECTION 8 - MANAGEMENT AND EVALUATION

The Cabinet considers the Capital Investment Strategy and Asset Management Plan and recommends their adoption to the Council.  The annual capital programme is considered within the context of the Strategy and also approved by Cabinet and Council.  A spending profile is identified for each approved capital scheme and officers monitor actual cash flow against the profile at monthly intervals during the year.  Also, key milestones are identified for each major capital receipt above £100k and monitored by the Corporate Property Officer and the Head of Finance. 

The Council has a well structured approach to the monitoring of the capital programme.  Project managers and accountants are responsible for the day to day management of the programme.  Regular progress meetings at this officer level feed into a corporate monthly report on the progress of capital expenditure against the programme to a Budget Committee.  Information on asset disposal is also fed into the committee reports via regular progress meetings between Corporate Property Officers and the Head of Finance.     

The Budget Committee scrutinises progress with the programme and individual schemes, and makes any recommendations thereon to Cabinet and Council.  This process enables closer monitoring of capital cash flow to ensure that the available resources are not over-committed.  Service directors are responsible for monitoring and reviewing progress on capital schemes in terms of outputs and outcomes, reporting performance to their Lead Members. The Chief Executive performs a co-ordinating role for cross-cutting and regeneration schemes.

Approach to Prioritisation/Core Criteria/Option Appraisal

The Council currently prioritises its capital investment according to whether it: -

· Meets the Government’s annual capital guideline for each major service;

· Maximises available external funding;

· Meets national, regional and local priorities;

· Targets its key priority regeneration areas, i.e. Seedley/Langworthy, Higher Broughton and Kersal/Charlestown; and

· Provides continuing support to the revenue budget

The Council has over the past 12 months sought to develop a more objective means of assessing its priorities for capital investment which embraces a wider range of assessment criteria, such as the extent to which they satisfy health and safety requirements, contribute towards enhancing the life of an asset, improve the environment, stimulate the local economy, reduce risk, engage partners and consult with the public.  As part of the prioritisation process it has been suggested that weighting is placed upon the assessment criteria in terms of high, medium and low priorities, these consist of the following:

· High Priority 

Mandatory requirement, maximises external resources or 

whereby specific assets will be improved/used

· Medium Priority 
Strategic impact of the scheme and contribution towards the key themes 

of the Community Plan

· Low Priority 

Other relevant information required to assess prioritisation e.g. revenue 

savings

A model is currently being tested and reviewed by a cross-directorate group comprising officer representatives of the Budget Planning Group and the Asset Management Group and it is expected to use this model in determining the 2003/04 capital programme.  To enable the effectiveness of schemes to be reviewed and assessed the appraisal model also requires output outcome targets to be identified prior to the appraisal stage.

All Directorates have been invited to submit proposals for the capital programme. Corporate Services will carry out basic financial checks, all proposals which satisfy these checks will be submitted to an appraisal panel to be scored against set eligibility criteria.  The appraisal panel will consist of officers from a number of directorates combining financial and project appraisal expertise.  
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ASSET MANAGEMENT PLAN

 1.
ORGANISATIONAL ARRANGEMENTS FOR CORPORATE ASSET MANAGEMENT
A.
INTRODUCTION

Occupation of property is fundamental to the delivery of the Councils services. To ensure
that the Councils property is used efficiently and effectively organisational arrangements have been put in place to facilitate corporate management of assets.


Fundamental to corporate asset management is the operation of the Councils Asset Management Group and Strategic Property Management Unit, the activities of the Corporate Property Officer and the role and function of the Lead Member for Property.


This years Asset Management Plan builds upon our last submission and takes account of the comments made by GONW and current guidance.

B. THE ASSET MANAGEMENT GROUP (AMG)

The AMG is chaired by the Corporate Property Officer and comprises senior representatives, mainly at assistant director level, from all directorates of the Council. These include the Head of Finance and Head of Strategy and Resources who are responsible for the development of the Capital Strategy and Community Plan. The Strategic Property Management Unit (SPMU) is represented on and supports and services the AMG. The SPMU acts as the catalyst to raise and promote consideration of corporate property issues.

The AMG is the forum within which the Asset Management Plan is developed and strategic property issues are considered, with recommendations being made and to Directors Team and Cabinet for approval.

The AMG meets regularly (usually a 4 weekly cycle) in accordance with a programme that is also aligned with meetings of the Budget Planning Group.

With the formation of an Arms Length Company to manage Housing Revenue Account assets, the Housing Services Directorate intends to create a specific asset management post to coordinate the Councils Asset Management Plan with the Company. That officer will also manage Tenant Management Organisations and be the key link with the corporate Asset Management Group.

C. STRATEGIC PROPERTY MANAGEMENT UNIT (SPMU)
The SPMU was established in 2000 as a result of the Councils Best Value Review of office accommodation and strategic property management. The SPMU is a corporate resource holding property data and performance information. 

The Unit is responsible for raising the profile of property and property performance and for developing and improving strategic management activities including: -

· Financial Planning
· Accommodation Strategy

· Property Data
· Procurement and Disposal

· Property Performance
· Planned Maintenance

· Property Strategy
· Procurement of Property Services

D. CORPORATE PROPERTY OFFICER (CPO)
The Council has a designated CPO responsible for the development of corporate asset management. Terms of reference for the CPO follow DTLR prevailing guidance.

The terms of reference and roles of the Asset Management Group, SPMU and CPO have been endorsed by directorates and approved by Cabinet.

These terms of reference and roles which are likely to develop and evolve are published on the Councils intranet site and updated as appropriate.

The CPO is involved in the preparation of the Asset Management Plan and Capital Strategy including the setting of capital and revenue targets for property in conjunction with the Head of Finance. He is also a member of the Budget Planning Group and Corporate Regeneration Task Group which together with the AMG are the key corporate groups dealing with property matters. As Head of the Property Division he has an overview of all property matters and is the lead officer for public/private sector joint company partnership proposals.

The reporting procedure of the AMG, SPMU and CPO through to Directors Team and Members is shown in Appendix 1
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E. LEAD MEMBER FOR PROPERTY

The Council has a Lead Member for property. His role and responsibilities have been defined and agreed by the Leader of the Council and advised to all Members. In addition to the formal reporting processes, regular briefings take place between the CPO and Lead Member to ensure that he is aware of and briefed on important property matters. The Lead Member can similarly raise issues with the CPO.
F. SUPPORTING CORPORATE AND SERVICE PLAN OBJECTIVES 
CORPORATE OBJECTIVES

Property owned or occupied by the Council must be used and managed to support the council in achieving its Mission, which is: -

“To create the best possible quality of life for the people of Salford”

To guide the council in achieving its Mission the Council has made six pledges to the residents of Salford. These Pledges, which were adopted in 2001, are the Councils priorities for both statutory and local service delivery and are set out below.

Pledge
Link to Asset Management

Better Education for all

We want every child to have a better start in life
To create schools of sufficient size, stable viable pupil intake and financial stability and sustainability. Improving school building condition. Providing a suitable stimulating and attractive learning environment, supports the delivery of the curriculum and raising education standards. 

Quality Homes for all

We will ensure every person in the city lives in a decent home
The Housing Services Directorate and the emerging Arms Length Company manage over 30,000 homes, shops, garages and garage courts. Effective management of these assets will assist in delivering this pledge.

A Clean and Healthy City

We will make Salford a cleaner and healthier place to live
Appropriate and effectively managed depot and support accommodation is required to support service delivery and assist in delivering this pledge. The provision of suitable recreation facilities. 

A Safer Salford

We will make Salford a safer place to live and work
Building and improvement schemes to reflect secure by design criteria. Highway works to improve highway safety. Promoting CCTV proposals

Stronger Communities

We will make Salford a better place to live
The council’s urban regeneration strategy  community plan and neighbourhood renewal strategy and the associated land acquisition and development programmes are supporting community renewal.

Supporting Young People

We will create the best possible opportunities for young people in Salford
Appropriate effectively managed community youth and teaching accommodation required to support delivery of those council services assisting in delivering this pledge.

These Pledges have replaced the ten corporate objectives and are now the strategic drivers for service delivery and service planning across the Council in its support of and contribution to Salford’s Community Plan Objectives.

In order to guide its management, use and occupation of property to support its Mission and Pledges the council has taken the themes arising from the Mission and Pledges together with the property implications drawn from the Strategic Plan and Best Value Performance Plan to establish a clear set of six aims and a series of specific property and property service objectives supporting each aim.

These Aims and Objectives are incorporated into the councils’ Property Strategy and Implementation Mechanisms document  which has been approved by the AMG, Directors Team and Cabinet. PI’S to measure performance and progress in achieving these objectives have also been established.  The Aims Objectives and PI’s  

are set out in Appendix 2.
(11)

G. SERVICE PLAN OBJECTIVES
To ensure that property supports individual service plan objectives as part of the asset management planning process the SPMU works with service directorates to identify their future property requirements and key issues affecting property.

Whilst this is an area which needs to be developed further, good progress has been made which has enabled key property issues to be identified as set out in Appendix 3.

This table has been developed from the key property issues table in the 2001/02 AMP. The key issues and their property implications have now been grouped up into service areas or identified as corporate cross cutting issues. 

The current position together with future action and time scales are included.  This is a shorthand summary of the situation which acts as a quick reference point, which is reported to Directors, and Members in order that progress in delivery can be monitored and any problems or areas where additional action is required can be identified.

The Housing, Education and Transport requirements are dealt with in detail in their respective Plans and Programmes. The corporate property implications are identified and addressed in the Key Issues in Section 6 of the AMP.

H. BEST VALUE REVIEWS

Best Value reviews are a key element of the Governments agenda to modernise local government and drive improvement.  As part of Salford’s Best Value Review process property and asset management issues are identified and addressed in each service review.

The most significant review in terms of impact on property has been the best value review of Property and Asset Management.  This review was undertaken in two phases. Phase 1 was a review of Office Support Accommodation and Strategic Property Management. On inspection in May 2001 the Inspectors found a ‘fair’ service, which was ‘probably’ going to improve. 

In March 2002 the Phase II review of the remaining property portfolio and property service was completed, though this is not being inspected at the present time.

The completion of this review has made a positive contribution to asset management planning and has been particularly useful in assessing and driving improvement in the performance of the Councils property see section 4B
Key changes resulting from the review are: - 

· The establishment of an office accommodation strategy

· The introduction of office space standards

· The centralisation of Facilities Management Services

· The introduction of local property performance indicators

· Measures to improve the cost effectiveness of the property service

· Measures to improve building and services user satisfaction 

· Clear identification of property held for investment or social purposes

· A target IRR for the investment estate

· Process Mapping with other local authority property services

The property implications of other best value reviews is shown in Appendix 7
I. FINANCIAL REQUIREMENTS OF THE AUTHORITY

The Councils capital and revenue requirements are supported by income generated from the investment estate and capital receipts from the sale of assets.

The CPO and Head of Finance as part of the budget planning process set targets for revenue and capital generation.

In 2002/03 the Council portfolio will generate income of approximately £3.4M to support the revenue budget. This is made up of industrial estates

and other commercial properties totalling £1.99M, housing shops and properties £667K, markets £265K and various other rental income for properties and land in the city of £124K.

The capital receipts target for 2002/03 is £6.6M 
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2.     CONSULTATION
Consultation is an important element in the asset management planning process. The authority’s consultation process includes: -

· The operation of the AMG and input to the Group from directorate representatives

· One to one interviews with individual AMP representatives and others to identify key property issues

· High level surveys to establish current perceptions and needs

· Input provided by the SPMU from their cross directorate activities

· Staff consultation on perception of need and property proposals

· Consultation by Directorates with building users

· The Community Plan process

· The result of consultation within individual Best Value reviews

· Consultation process linked to Education Asset Management Plan and Schools Organisational Plan

The results of these activities have informed the formation of the key issues in Section 6 and Appendix 3
A. PARTNERSHIP WORKING
The Salford Partnership, the City’s Local Strategic Partnership established in 1994, brings together key agencies across the public, private, community and voluntary sectors to promote and develop close collaborative working and has been responsible for the development of the Community Plan and Neighbourhood Renewal Strategy.  The Partnership has been consulted on the Capital Strategy. 

Through the period of producing the Community Plan the Salford Partnership has achieved a great deal. Collaborative working across many key partners has improved and for the first time integrates the City’s Community Strategy so that local people can see clearly where their priorities fit into the wider picture.

In order to achieve this the Partnership will oversee the production of a five-year rolling programme of activities brought together under 7 strategic themes and outline where expenditure is being targeted.

Annual Action Plans and targets will be developed so that progress against targets can be measured and evaluated.

In addition, key priorities for the partnership during the first year of implementation will be:

· Rationalising existing partnerships, management structures and working arrangements to clarify accountability and reduce duplication.

· Mapping the resources and funding across the City to feed directly into the Neighbourhood Renewal Strategy   

Annual Action Plans will be closely monitored and performance will be reported to partners and communities.

The Partnership has adopted a range of high-level quality of life indicators that will provide a benchmark against which future progress can be measured. They are consistent with the City’s Best Value Performance Plan and partnership strategies described in the Community Plan, and incorporate the floor targets set in the Government’s New Commitment to Regeneration – National Strategy Action Plan.

The targets will inform the City’s Public Service Agreement with Government and will be monitored annually to maintain momentum and focus and measure achievement and progress.

Innovative methods of working with the private sector are being pursued across the City. The creation of an Arms Length Company is planned to take over the day to day running of housing properties and to bring them up to a decent standard following the provisional resource 
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allocation of £53.5m to manage and maintain local authority housing; Social Services have been working to transfer Elderly Persons Homes to a Trust designed to secure improved services and facilities by achieving investment in assets; Education is progressing the building of a new school for secondary age pupils with special needs through PFI which is due for contract signature March 2003, and is expecting a decision from DfES in Sept 2002 for the provision of three new high schools through PFI.

In addition Education is also investigating the potential for a joint venture with the private sector for the replacement and or refurbishment of other school buildings.

The potential of linking the review of primary school surplus places with the regeneration of Seedley and Langworthy and the New Deal for Communities programme in Charlestown and Kersal is also being explored

Partnership working within communities is the most important aspect of the City's Community Strategy with the establishment of Community Committees since 1992 enabling local people to participate in the decisions directly affecting them.  Community Actions Plans outlining local priorities, developed by the community, feed directly into the Community Plan.  Regeneration schemes such as the SRB 5 programme in Seedley and Langworthy and the New Deal for Communities programme in Charlestown/Kersal promote local partnership working within communities, with local people directly involved in the management structures established within them. Salford’s Housing Directorate has been successful in its bid with Manchester for Market Renewal Funds of £2.6m for 2002/3 to be shared between the two authorities with significant additional funding over the next 10 to 15 years being anticipated subject to the outcome of the comprehensive spending review.

Salford Partnership fully intends to remain action focussed and it has an agreed work programme to deliver. The Partnership has identified a number of clear opportunities to strengthen its role and performance including:

· The development of Public Service Agreement (in progress).

· The preparation and delivery of the Neighbourhood Renewal Strategy.

· The major investment in health services (and in the associated physical, economic and social regeneration) represented by the SHIFT Programme (Salford Health Improvement for Tomorrow - £130m investment over 10 years in Salford’s health services) 

In addition, the programme of rationalisation of Plans and Partnerships is seen to offer a major opportunity for greater clarity of partners roles as well as supporting greater efficiency and effectiveness. This will remain an essential tool in ensuring the Partnership remains action focussed.

B. USER SATISFACTION

The need to develop building occupier and user satisfaction surveys was identified in the 2001/02 AMP.

Extensive user satisfaction surveys were undertaken as part of the Best Value Review of Property and Asset Management. The results identified repair and maintenance issues in certain buildings being a particular concern. These results have been considered in setting the repair and maintenance programme this year.

Within the Community & Social Services Directorate, consultation with users and carers is an integral element of developing, running and reviewing services. The consultation includes reference to the buildings in terms of "Fit for Purpose", Health & Safety and future needs and in residential units, ability to maintain privacy and dignity.

User satisfaction is also being used in area based property reviews as one of a set of measures used in building assessment, as part of a property rationalisation process.

C. COMMUNITY CONSULTATION
The City's Community Plan, which was approved in 2001, is based on the priorities identified within 9 Community Based Action Plans across the City, developed and endorsed by local communities. A fuller explanation and examples of the types of community consultation undertaken are included in the Capital Investment Strategy at Section 5.
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The Community Plan and Community Action Plans, Directorate’s Service Plans and the operation of specific initiatives Task Groups are recognised as key drivers, which will shape asset needs. These are fed into the asset management process and key property implications are reflected in the AMP. This process is shown in the diagram below:
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The implications for property and the changes required identified as a result of these consultation processes is shown in the table of key property issues in Appendix 3. 
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3. DATA MANAGEMENT
The SPMU maintains a property database that holds core and intermediate data on all the Councils property, which brings information together from a range of sources. The portfolio is clearly defined and has been categorised into the CIPFA categories plus surplus property. The portfolio and the number of individual assets and their capital value are shown below: 

CIPFA CATEGORIES
FUNCTION
NUMBER OF ASSETS
CAPITAL VALUE

OPERATIONAL
Other Land & Buildings
Administrative offices
71
20,282,155



Car Parks
59
4,872,047



Care in Community
10
60,003



Caretakers Houses
20
745,020



Cemeteries
7
672,952



Civic Youth Centres
10
1,569,001



Community Centres
25
2,614,461



Day Care Centres
17
7,764,005



Nursery Schools
6
2,125,250



Land
1
500



Landscaping
54
55



Libraries
15
5,590,004



Misc Civic Accommodation
9
4,820,255



Museums
2
1,955,000



Other ED Land
45
1,229,779



Park buildings
39
2,302,802



Public Convenience
1
78,001



Recreation Facility
14
19,100,350



Residential Accommodation
26
14,619,761



Special school
7
6,743,502



Primary School
114
46,934,102



Secondary School
59
43,088,201



SUB TOTAL
11
£187,167,206


Community Assets
Cemeteries
7
7.00



Land
2
2.00



Parks
154
210,649



Recreational Facility
50
1,343,487



Walkway
31
31



SUB TOTAL
244
£1,554,177


Council Dwellings
Dwellings
29673 (Operational)
£927,316,900

(Beacon Value)

 





NON OPERATIONAL ASSETS
Non Operational (General)
Ind/Com Bldgs
43
3,098,238



Ind/Com Land
328
7,788,941



Ind Estates
21
7,048,021



Market
1
2.00



Recreational Facility
1
1.00



Shops
63
4,583,356



SUB TOTAL
457
£22,815,559


Surplus Property
Administrative offices
8
1,130,508



Car Park
1
1



Cemeteries (Bldgs)
3
41,004



Community Centres
1
136,000



House
17
600,017



High school
5
7,109,000



Primary Schools
2
810,502



Museum
1
250,001



Park Bldg
2
930,000



Public convenience
11
83,013



Residential Accommodation
4
1,197,002



Shops
2
650,002



Special Schools
3
1,500,002



Underused/Vacant Land
191
8,492,747



Underused/Vacant Property
140
2,986,838


SUB TOTAL
393
£25,916,639

TOTAL

£1,164,473,481  481

The values in this table are calculated in accordance with CIPFA guidelines and do not represent the Open Market Value of all assets.
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A. CORE DATA
The database holds all core data, together with a description of the function of the property.

B. TRANSIENT DATA
The SPMU is very aware that in addition to the core data, only that data which is relevant and of use in supporting property PI’s, which can be used to improve performance, should be collected. Data is collected to support the Councils local property PI’s that have been derived from the corporate aims and objectives for property and the national property PI’s

This transient data, e.g. running costs, occupancy levels and condition is collected and held on the property database. The Councils financial information is held on a SAP system. This information is currently manually extracted and input into the property database. Transient data is reviewed and updated annually. From the core and transient data a range of reports can be run on the performance of the Councils portfolio.

A key area for improvement is the direct transfer of financial information from the SAP system to the property database. This is being addressed in the system development for 2003/4.

The validity of the core and transient data is tested. The data held on the database is checked against and reconciled with primary source data. In updating records, information is received and checked. The data is checked and verified through its supply and use by others in Best Value reviews, in supporting PI’s, providing data to benchmarking groups and also through site condition surveys and implementation work. Whilst there is no formal audit of the data these processes ensure that the data is firmly based and accurate.

C. CONDITION SURVEYS
All buildings where the Council has a repairing obligation have been categorised into condition category A to D. A survey programme identified in the 2001/02 AMP has now been completed to assess backlog maintenance priority in levels one to four. This has been used to update and refine the backlog maintenance figure included in the context sheet and to support pPI 1. This information will be updated through a 5-year rolling programme of survey work with the resulting information being included in the database.

The information on condition categories A to D and priority levels one to four is shown in Appendix 4 along with the other National PI’s. A breakdown detailing condition categories A to D per CIPFA categorisation is shown below.

CIPFA Category
Condition Assessment A-D (Total GIA Sq m and %)


A
B
C
D

Operational Other Land and Buildings
9317.31

(62.23%)
116996.6

(78.15%)
21986.06

(14.68%)
1409.67

(0.94%)

Operational

Community Assets
0

(0%)
655.1

(100%)
0

(0%)
0

(0%)

Non Operational 

Non Operational (General)
280

(0.37%)
17830.6

(23.73%)
55688.93

(74.13%)
1324.65

(1.76%)

Non Operational (Surplus)
0

(0%)
6346.96

(41.38%)
6836.63

(44.58%)
2152.74

(14.04%)

Total
9597.31 (3.98%)
141829.30

(58.90%)
84511.62

(35.09%)
4887.06

(2.03%)

The condition of the Education portfolio has been assessed in accordance with DfES guidelines and the resultant information is contained within the Education AMP. 

A condition survey of the Council’s housing stock was completed in 2001. This forms the basis for determining the Council’s requirements to meet the Governments Decent Homes standard.
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D. GEOGRAPHICAL INFORMATION SYSTEM (GIS)
The Councils property portfolio is plotted onto a GIS system. This information facilitates property review enabling the Council to analyse the distribution of property by category types across the city.

E. UPRN AND SYSTEMS DEVELOPMENT
The asset management data is held in an Access database system supported by Excel spreadsheets. The data held contains a UPRN for each land and property asset.

The Council operates a SAP financial accounting system and it had been expected to introduce a SAP asset management module. However the SAP Asset Management module proved to be unsuitable to meet all property needs and in particular the developing asset management requirements.

The asset management planning work undertaken over the last two years operating on the existing database has enabled the requirements of an integrated system to be defined and the improvements required to be identified.

Alternative systems are being evaluated against the Councils requirements for introduction in 2003/04. The new system will bring together all property information and its integration with the Sap financial accounting system.

The introduction of a new system will also require operators and users to receive appropriate training . These needs will be identified and provided as the new system is introduced.
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4. PERFORMANCE MANAGEMENT AND MONITORING
A. The SPMU is continuing to raise the profile of property and the importance of property performance through the operation of the AMG and reports to Directors Team and Members. 

Member’s role in driving improvement through the operation of Scrutiny Committee is now becoming well established in Salford. The responsibility for monitoring performance and delivering improvement in property related matters rests with the Environmental Scrutiny Committee. 

The Best Value Review of Property and Asset Management was used to develop a range of local performance indicators for property and the property service. These measure both building and service performance and user and client satisfaction. These performance indicators will also be used to measure progress in delivering the corporately agreed Aims and Objectives for property. As part of this process targets have been agreed with Scrutiny Committee which monitors’ performance through a quarterly reporting cycle.

Performance in relation to the DTLR national pPI’s has been reported to Scrutiny Committee and Directors Team and will continue to be reported annually. This performance is shown in Appendix 4. Members have also been advised how these national pPI’s will be used to improve performance together with the improvements which could be achieved. See Appendix 5
Implementing the Councils Office Accommodation Strategy and Improvement Plan has resulted in improvements in cost and occupancy performance.  the improvements measured against the performance indicators and targets agreed with Scrutiny Committee are shown in Appendix 4.
The running costs for various categories of council property are shown in Appendix 6. Directors are made aware of their respective services property costs and current office occupancy levels set against the Councils corporate targets. Performance is also reported to the AMG, Directors Team and the Lead Member for Property.

It is recognised that Service Directorates could be assisted through the development of further ‘business related ‘ property pPI’s. These will relate business unit transactions (e.g. book lent/enquires handled) to property costs and space occupied. This has been raised with Directors and the AMG and is a target to be progressed this year. As pPI’s are agreed targets will be set and performance will be reported to members and Directors annually.

The Council is continuing its work with benchmarking groups – e.g. Core Cities and Sheffield Hallam University, to assess performance against other organisations. This benchmarking data is being used to set performance targets and improvements are being achieved.

B. IMPLEMENTING BEST VALUE OUTCOMES
The Best Value Review of Property and Asset Management has been the most significant Best Value Review affecting all Directorates. This review defined the Councils office accommodation strategy and identified property service improvements. Significant progress has been made in implementing the office accommodation strategy and the improvement in cost and occupancy performance is shown below.

Item
Year

1999-2000
Year End

2000/01
% Change in year
Year End

2001/02
% change

 Year

Number of buildings occupied
50
44
-12%
40
-9%

Total floor space
48,538 sq.m
43,309 sq.m
-10%
39,792 sq.m
-8.1%

Total annual running costs
£4,892,568
£4,556,949
-6.8%
£4,339,342
-4.8%

The Phase I review produced a 41-point improvement plan approved in September 2000, 37 of which have been implemented to date. The Phase II review produced a 44-point improvement plan approved in March 2002, which is currently being implemented.
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C. DIRECTORATE PROPERTY PERFORMANCE
All directorates have been informed of their performance for 2001/02 financial year, in respect of the office portfolio they occupy. Where directorates occupy other property its running costs have also been reported to them. This process raises directorates awareness of property costs and assists in identifying and targeting the potential areas for improvement.

D. NATIONAL PERFORMANCE INDICATORS
The Council has collected information required to support the national pPI’s which are reported in Appendix 4
These performance indicators will be used to improve Salford’s performance and how this can be achieved is shown in Appendix 5
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5. PROGRAMME AND PLAN DEVELOPMENT AND IMPLEMENTATION
Over the past year Salford has developed and improved its asset management planning processes to improve the utilisation of the Councils assets in support of efficient and effective service delivery.

A. FUTURE ASSET REQUIREMENTS
The asset management planning process has brought together consideration of the Councils Mission and Pledges which support the Community Plan, key drivers of change from the Strategic and Best Value Performance Plan and Directorates Service Plan derived property requirements to produce the key property issues table shown in Appendix 3
This table sets out the Key Issues and their property implications together with a current position statement and action required. This table is updated as part of an annual review process with new areas for change being added which are then prioritised through the Councils project appraisal process and built in to the Capital Programme and Capital Investment Strategy as appropriate.

B. PROPERTY REVIEW AND RATIONALISATION
There are three processes driving the change in the Councils operational property portfolio these being: -

· The Best Value Review of Property and Asset Management

· Changes in service delivery

· Area based property reviews

The key outcome from the Best Value Review of Property is the clearly established office accommodation strategy setting out clear performance targets for occupancy levels and rationalisation of building stock into four core sites and up to ten satellite offices. Funding has been identified to implement staff moves and the rationalisation process. Significant progress is being made in reducing the number of buildings occupied, reducing running costs and providing improved accommodation. – see section 4B

Changes in the way services are being delivered is having a significant impact, particularly on Social Services with the drive for the joint delivery of services with the Salford Primary Care Trusts (PCT) and the associated sharing of accommodation.

The area-based reviews assess the performance of property, its condition, suitability, sufficiency and its market value. This work acts as a catalyst to shared use, building improvement and the disposal of surplus property to support and enhance the delivery of services. The appraisal model used in area based reviews is shown in Appendix 8
C. OPTION ASSESSMENT
Option assessment is being undertaken at both the strategic and project specific levels.

At the strategic level various options for dealing with the Councils property requirements have been considered as follows:

· Continue current ownership and traditional procurement

· PFI

· Sale and Leaseback

· Transfer to Trust

· Arms Length Management Organisation

It has been concluded that no single option provides the solution in meeting all the Councils property requirements and that different options will be selected dependant on circumstances.

At the project specific level different options are considered in order that the most effective option can be brought forward for project appraisal and prioritisation.
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D. PROJECT APPRAISAL AND PRIORITISATION
The Council currently prioritises its capital investment according to whether it: -

· Meets the Government's annual capital guideline for each major service;

· Maximises available external funding;

· Meets national, regional and local priorities;

· Targets its key priority regeneration areas, i.e. Seedley/Langworthy, Higher Broughton and Kersal/Charlestown; and

· Provides continuing support to the revenue budget.

The Council has over the past 12 months sought to develop a more objective means of assessing its priorities for capital investment which embraces a wider range of assessment criteria, such as the extent to which they satisfy health and safety requirements, contribute towards enhancing the life of an asset, improve the environment, stimulate the local economy, reduce risk, engage partners and consult with the public. As part of the prioritisation process it has been suggested that weighting is placed upon the assessment criteria in terms of high, medium and low priorities, these consist of the following:

· High Priority
Mandatory requirement, maximises external resources or whereby specific assets will be improved/used

· Medium Priority
Strategic Impact of the scheme and contribution towards the key themes of the Community Plan

· Low Priority
Other relevant information required to assess prioritisation e.g. revenue savings

A model is currently being tested and reviewed by a cross-directorate group comprising officer representatives of the Asset Management Group and Budget Planning Group and it is expected to use this model in determining the 2003/04 capital programme.  To enable the effectiveness of schemes to be reviewed and assessed the appraisal model also requires output /outcome targets to be identified.

All Directorates have been invited to submit proposals for the capital programme. Corporate Services will carry out basic financial checks. All proposals which satisfy these checks will be submitted to an appraisal panel to be scored against set eligibility criteria. The appraisal panel will consist of officers from a number of directorates combining financial and project appraisal expertise. 

E. FINANCIAL PLANNING
A 5-year capital investment strategy sets out the Councils spending plans and priorities, and forecasts how they will be funded, taking into account expected borrowing approvals and grant availability from the Government, forecasts of capital receipts and any other internally-generated funds. Capital investment planning is linked to service planning by ensuring through the priority assessment process that it supports the delivery of the outcomes required from the Community Plan, directorate service plans, the Best Value Performance Plan and the Asset Management Plan, whilst also ensuring that these plans are explicit in outlining major capital and revenue resource implications.

The annual capital programme is refined in the light of actual funding announcements from the Government, the updating of capital receipt forecasts and any emerging spending priorities, e.g. as a result of new Government initiatives, which may not have been identified during the capital investment planning process. 

A spending profile is identified for each approved capital scheme and officers monitor actual cash flow against the profile at monthly intervals during the year. Likewise, key milestones are identified for each major capital receipt above £100,000 and monitored by the CPO and Head of Finance. Monthly reports are made to members of Budget Committee and Cabinet on the financial and physical progress with the capital programme and it’s funding. More detail of this process is outlined in the Capital Investment Strategy document section 8.

F. SHARED USE
The benefits to be derived from shared use between service directorates and with other bodies has been accepted by the Council and is being positively progressed. Current examples include shared use with the Salford PCT at the Cornerstone and at Burrows House and shared use with the
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 Job Shop, Community Home Care and Salford Community Venture at Salford Opportunities Centre. The Council is developing further links with other bodies through the operation of the Salford Partnership. Work is most advanced in working with the Salford PCT particularly in connection with the Primary Care Centre initiative and the LIFT project. Work with the PCT has identified eight locations within Salford where new facilities are proposed. Work is underway to align both parties’ capital and estates strategies to enable partnership working and shared use where appropriate. The first schemes are programmed to commence in 2003.

Joint working with the Post Office (Consignia) is taking place and proposals are in place for shared use of accommodation in Ordsall. However the current difficulties being faced by Consignia has resulted in them being unable to commit to the scheme

Joint working with the police is established with the intention of providing Police posts within shared use premises where appropriate.

Shared use by service directorates is well established in various locations and this principle is part of the Council’s office accommodation strategy. 

G. PLANNED MAINTENANCE AND BACKLOG REPAIRS
The backlog maintenance figures detailed on the context sheet show that the backlog is substantial. Since last year a survey of all buildings where the Council have a repairing obligation has provided the priority level one to four data. This has enabled the backlog to be more accurately assessed and given an expenditure profile over the five-year period.

Addressing this backlog in order to deliver the Councils condition target established as part of the Best Value Review of Office Support Accommodation and to respond to the outcomes from the work on condition priority gradings is a substantial challenge. Information on backlog and how this is being addressed is set out below and included in the DTLR Performance Indicator 1b shown in Appendix 4
Housing

In terms of the maintenance backlog the stock condition survey indicates the total maintenance cost over a thirty-year business plan at £1.4 billion. However it indicates that in order to “catch-up” we need to spend £350 million over the first five years of that plan period. These catch up repairs will help council stock meet the decent homes standard. The total anticipated resource currently identified within our HRA Business Plan as being available from all sources is £170m, leaving a shortfall of funding £180m at today’s values to achieve the decent homes standard.

The Housing Services Directorate has been awarded £55 million of Decent Homes resources to facilitate the move towards reaching the decent homes standard. This award is contingent upon receiving three stars in the Best Value review of Housing Management.

Education
The Education AMP has identified a maintenance backlog of over £102.9m, which is likely to increase when suitability issues for schools have been quantified. Funds, which have been secured, or are confidently expected, will remove £32.5m of this backlog plus a number of suitability issues. Such funds include NDS, ACG, SCA's, Devolved Formula Capital and PRG approval to a £15.1m scheme to replace three Special High Schools. The remaining backlog could be cleared completely if a joint review of the school estate with the DfES and/or a joint venture with the private sector is successful. The LEA is exploring a potential joint venture scheme with a private provider to provide new build and/or major refurbishment funded from a mixture of traditional capital funding, PFI and private sector investment.

The first stage of the review of the school estate was a PFI proposal to replace Buile Hill, Hope and Harrop Fold High Schools. This was submitted to the DfES in December 2001, the outcome of which is that Salford is second on a reserve list for PFI Credits. We will know the final outcome as to whether we have been successful in attracting PFI credits in excess of £41m to build these three schools before September 2002.
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Other Directorates

The estimated cost of backlog repairs is £16.59m (excluding transport infrastructure, Housing and Schools) This figure has been updated since 2001 as a result of the survey work carried out for all buildings where the authority has a direct repairing obligation. A report detailing backlog maintenance has been submitted to Directors Team and members. This backlog will be addressed through a combination of; the continuation of current planned maintenance budgets over the 5 year plan period, the identification and securing of additional resources and a rationalisation and reduction in the councils total property portfolio.

H. DISPOSAL POLICY
The Councils disposals policy was reviewed last year and revised to cover the identification of surplus property together with the procedure for disposal or transfer. The policy also introduced a detailed decommissioning checklist to ensure that an appropriate and consistent approach to decommissioning is adopted across all council directorates.

The policy has been implemented through the operation of the AMG who are now provided with an option appraisal for each building that is declared surplus. The AMG recommendations are then reported to the appropriate Lead Members for approval. The AMG also monitor progress monthly on the disposal of surplus assets against targets. The policy has established a target for property to be disposed of within one year unless there are specific reasons for a longer period e.g. where land or buildings are being retained for regeneration purposes.

The effective operation of this policy will improve performance by: -

· Better decisions being taken through acting corporately


· Reducing the amount of time properties are vacant.

· Target setting and monitoring performance

· Encouraging positive action to identify surplus property
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6.  KEY ISSUES – MAJOR CHALLENGES
The Key challenges for the Council, which impact upon the property portfolio, are set out below.

A.
SOCIAL SERVICES
There are significant challenges in delivering community and social care services in the city, given high levels of health, economic, educational and social disadvantage experienced by many local people.

To meet these challenges the development of positive partnership working with statutory, voluntary and private sector providers is essential.

The impact of these initiatives has already been seen in Social Services property requirements and their future development may significantly change the shape of service delivery and the building bases to support these services.

The most prominent of these changes are those involving the various partnerships with the NHS and Salford PCT where there is an increasing move to integration and shared resources; and the on-going negotiations with the transfer of the homes for older people to Manchester Care / Weir Housing.

Other initiatives include a grant application to be made to develop a new Mental Health Resource Unit, which will render an existing but unsatisfactory day care building for this service surplus to requirements, and consideration of using a redundant site for an older Peoples Village.  


B
EDUCATION

The key challenge is to respond to the falling numbers of pupils and the need to reduce the number of school places and address the substantial backlog of repairs, which includes buildings that are not fit for purpose. 

The LEA will have to adopt a joint approach with our schools regarding the use of Devolved Formula Capital to help fund the removal of surplus places. The DfES threshold for major capital bids is set at £400,000 and it is likely that the Primary Review will identify a lot of minor schemes that will fall below this threshold in value and also hover just below the 20% surplus place threshold identified in The School Organisation Plan.

The DfES has provided capital to enable the council to build two replacement schools (replacing five existing). The Special Needs Primary School which replaced three existing schools opened in September 2001 and two former High School buildings will be replaced by a new facility on an alternative site by September 2003.

The Council has also attracted PFI credits via the DfES to provide new accommodation for secondary age pupils with special needs.

A further challenge will be to accelerate the capital investment programme to modernise the school estate, so that schools have high quality, flexible and suitable designs which are fully accessible and secure providing accommodation catering for a wide range of users including parents, adult learners, early years provision and support services and facilities supporting learning through ICT.  This will help the LEA to support the DfES capital modernisation of ‘Schools for the Future’ agenda.

C
HOUSING

There are significant potential changes in the way housing services are delivered and managed to respond to governments change agenda. Changes have already been introduced to management arrangements to facilitate the potential creation of an ‘Arms Length’ Housing Management Company. This Company is due to be introduced as a shadow company in September 2002 and go live in April 2003. 
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Good practice indicates that there should be physical separation between the Arms Length Company and the residual Monitoring Body. The physical location of the Monitoring Body, which is likely to be absorbed within another directorate, will need to be agreed.

Other key changes in Housing Services are as follows:

Homelessness and Housing Advice - new legislation enacted this year requires the Council to fundamentally review its Homelessness Services. Modern and effective Homelessness Reception Services will be required if we are to satisfy the Best Value Review planned for 2003. It is intended to locate these at Halton House together with the ALMO's Asylum Seekers/Supported Tenancies teams. The changes at the Civic Centre will necessitate the relocation of the Housing Advice Service. The opportunity is being taken to relocate these services to Halton House and to combine Homelessness and Housing Advice services in a generic officer team. It is anticipated that the Generic Team can "Hot Desk" in ALMO group offices and if possible in the forthcoming One Stop Shops and LIFT facilities.

Supporting People - a fundamental change in the funding of Care and Support to Vulnerable Groups is currently being introduced by a new Supporting People team which will be based at Turnpike House. The relationship between Housing, Community and Social Services, Probation and the Health Services(specifically the PCT) is growing and strengthening. Consideration will need to be given to growing a team to facilitate this cooperation and suitable premises will be required to house such a team,

Regulatory Reform of Private Sector Housing Renewal and the Housing Market Renewal Fund - the most significant change in legislation associated with the renewal of Private Sector Housing will be introduced in 2002. This is coupled with a significant move by government in recognising the necessity for wholesale market renewal in older stock in the core of the conurbation. We anticipate that both changes will bring with them substantial resources and the need to manage significant programmes. Additional accommodation will be required to place staff both in central offices and in regeneration areas.

D
REGENERATION AND COMMUNITY STRATEGY

The city’s Local Strategic Partnership the Salford Partnership has played a key role in the development of the Regeneration Strategy, which in turn has become an integral part of the Community Plan.

With the increasing demands placed on mainstream and external resources, there is a need to clearly establish our regeneration priorities. It is apparent from all the indices used to measure levels of deprivation that the traditional inner city areas experience the most severe problems.


The Councils regeneration priorities have been established as:

· Tackling areas of major change such as Broughton, Seedley and Langworthy and Charlestown and Kersal.

· Targeting action to stabilize communities in decline and maximizing opportunity.

· Working with our communities to achieve change. 

A significant element of this work is the physical regeneration of these areas through redevelopment, refurbishment, remodeling and environmental improvements. This involves the Council in a significant programme of property acquisitions, site assembly and the negotiation and securing of development agreements and land sales to support the regeneration priorities. 

E

ACCESS TO SERVICE



The council is committed to improving public access to services


(i)
Call Centre

In line with demand for services, an integrated call centre approach has been implemented.  This is proving to be a considerable success in terms of improved access to service, improved productivity and improved back office performance.  There is evidence that this method of customer contact will increase over the next three years compared with other access methods, including face-to-face access.  In addition, the range of services integrated within the call centre will also increase, and 
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with it, the demands for accommodation, as staff are moved from ‘back office’ to the call centre. It is expected that between 80-100 staff will be working in the call centre within the next three years. Additional call centre accommodation will be required to permit expansion of the service to meet customer and service demand and e-government targets.

(ii)
Face to Face

Although there is some evidence at national level that this access method is set to decrease, there will continue to be situations when face to face access is the only suitable method for dealing with certain types of enquiry.  Currently personal visits are conducted from a wide range of outlets within the City. These outlets do not always meet customer needs and have not been upgraded for some years. Consequently options for improvement will be considered in conjunction with other partners who are also changing the way they deliver face-to-face services. For example the Salford PCT intend to open a total of eight health and social care centres throughout Salford and are keen for the Council to share their service outlets where appropriate. It is expected that implementation will take place over the next 3 years and the Council is working with the PCT to achieve a joint approach where appropriate.

The Council has been very successful in accessing SRB and European funding to support this work. This funding provided through a series of programmes will support continuing acquisitions through to 2011. This is enabling Salford to work successfully with Private Sector Development partners to secure its physical regeneration objectives.


ACTIONS


These key issues have been considered and a more detailed breakdown of their property implications and actions and programmes being undertaken to address them is shown in

 Appendix 3. 

It should also be noted that an underlying theme in these challenges is the need to address previous underinvestment in the maintenance and renewal of physical assets. This applies to council assets particularly in the Education and Housing service areas which is being addressed (see section 5G) and also in the private sector where the urban regeneration and community strategy is assisting in addressing this problem.

As part of the ongoing AMP process the key issues and their property implications are reviewed annually. The actions identified in Appendix 3. are monitored and reviewed through the activity of the AMG and SPMU  to identify any additional action required.
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APPENDIX 2

AIMS AND OBJECTIVES FOR PROPERTY

AND ASSOCIATED PERFORMANCE INDICATORS

AIM 1.
To Provide property to meet corporate and service directorate requirements as efficiently, and economically as possible

OBJECTIVES
PERFORMANCE INDICATOR

To improve year on year with respect to a series of key property performance indicators
Average running costs per M² for specific building categories

To reduce the proportion of the Council’s overall budget spent on property
The amount of money spent on running Council operational buildings as a proportion of total expenditure

To utilise space at a level of efficiency commensurate with best practice taking into account the limitations of the building stock 
Average M² per person measured using Net Internal Area

To retain only that service property which is necessary to meet service and service users needs
Surplus space as a % of total space

AIM 2.


To improve the effectiveness of property in meeting service and service users needs

OBJECTIVES
PERFORMANCE INDICATOR

To provide property that meets the needs of users in terms of condition, quantity and suitability
The band of the Herriot Watt University variance tool into which office accommodation falls measured by customer surveys


User satisfaction with building maintenance

To ensure that buildings meet defined condition standards and that the backlog of repairs is reduced in accordance with a plan and timetable
% of operational  and non-operational buildings that are in condition category A to D

To provide buildings in locations which are readily accessible for staff and visitors
% Of workstations that are in buildings with adequate car parking

% Of workstations that are in buildings that are in buildings with public transport within 100m

To improve disabled access and comply with other statutory duties
% Of the buildings suitable for access by disabled persons

AIM 3.


To ensure that property is fully recognised as a corporate asset and that it is managed accordingly

OBJECTIVES
PERFORMANCE INDICATOR

To provide and support the working arrangements necessary to produce effective corporate asset management
Is there an Asset Management Plan that has been assessed as good or satisfactory

Actively engage all directorates on strategic property matters to the overall benefit of the Council
Does the Asset Management Group meet regularly and fulfil its role

AIM 4.


To ensure that where appropriate the councils property is used to support urban regeneration initiatives and community well being

OBJECTIVES
PERFORMANCE INDICATOR

To identify where property can support and act as a catalyst in initiatives
To identify all Council property in urban regeneration areas

To identify the extent of the commercial estate occupied primarily to support community well being objectives
The amount of property within the Investment portfolio occupied primarily to support community well being objectives

AIM 5.


To ensure that the investment portfolio provides both income and capital to help to support the Councils budgetary requirements

OBJECTIVES
PERFORMANCE INDICATOR

To set and achieve a target Internal Rate of Return (IRR) calculated in accordance with the DTLR Property Performance Indicator No2
Target rate of return on the investment portfolio

To optimise rental income through the estate management activities undertaken


To meet the Councils capital and revenue generation targets
The target for capital and revenue income

To reduce voids
Occupancy levels of the investment portfolio

To reduce rent arrears
Rent arrears as a % of rent invoiced

AIM 6.


To provide a property service that meets the needs of clients in terms of quality costs and timeliness

OBJECTIVES
PERFORMANCE INDICATOR

To improve the levels of client satisfaction in relation to a set of agreed performance indicators

To provide clients with relevant property advice to enable them to deliver their services efficiently and effectively


Satisfaction with planned and programmed 

maintenance / repairs


Satisfaction with property management


Satisfaction with the Quaywatch scheme


Reduce the number of FM provider directorates

To improve staff performance through providing appropriate staff training development and support to deal with a range of work requirements likely to arise


Staff rating on dealing with underperformance


Staff rating on training for job

To improve the cost competitiveness of the service through comparison and benchmarking with other service providers together with the introduction of appropriate targets and improvements in practices
Costs of property management staff per M² of operational buildings


SERVICE
KEY ISSUES
PROPERTY IMPLICATIONS
CURRENT POSITION
FUTURE ACTION
TARGET DATE

Education 


►   Schools Surplus Place Review

►   Early Years Accommodation

►   SEN Transport outsourcing  -v- in-house

►   Pupil Referral Units

►   Security for schools

►   Schools Asset Management Plan

   Suitability

   Sufficiency

   Condition 


Surplus schools for disposal/other use

Responsibility for extra accommodation transferred from C&SS

Potential for additional accommodation

Additional replacement property required

Improved security can reduce repair costs

Reduction in number of schools and improved condition of remainder

Schools to be improved

Schools to be improved

Schools to be improved


Secondary Review completed and closures and mergers identified 

Works being undertaken on three sites

Best Value Review underway

3 suitable properties identified – works to be completed by 31/3/02

Funding options being considered


Areas for improvement identified in 01/02 

All schools subject to a remeasure Feb/April 2002 Funding options being considered

Plan being prepared for 27/5/02

submission
Implement outcomes of secondary review.

Procurement for new build -  traditional v PFI to be agreed. If traditional, procurement to proceed in 2002/03 

Complete primary school review in July 03

RC Diocesan Board schools still to be reviewed 

Works on 4th site to be implemented

Implement any property changes 

Implement Plan

Identify options undertake appraisals and implement appropriate actions

Feed outcomes into surplus place review

Reach conclusions in preferred options

Identify options and undertake appraisals.

Reach conclusions in preferred options


Complete by Sept 05

Completion by 07

Completion Mar 03

Completion to be

agreed

Completion Mar 03

Comm. Works 03/04

Complete Mar 02

ID options Mar 03

Implement 03/05

Submission May 02

Action during

 02/03 in

accordance with

Education AMP

Leisure
►   Partnership in leisure provision           

►   Outsourcing –v- in-house  

►   Libraries Review

►   Future of catering and commercial venues

►   Space for Sports and Arts

►   The Community Agenda

►   Ordsall Hall Museum

►   Salford Museum & Art Gallery


Potential transfer of responsibilities to third parties and dispose of property

2 more libraries required and some existing locations to be reviewed/potential surplus properties

Potential for surplus property for disposal

Additional facilities attached to schools

Future of community based facilities may be affected

Secure future of building

Secure future of building
Sports Centres option of PPP or Trust being considered. Full survey of bldgs required 

Broughton Master Plan impacts on the current Broughton Library and on need for library in Lower Broughton/Blackfriars 
Buile Hill and Worsley Court House likely to remain

Round 1 bid approved Round 2 bid decision awaited

Broughton Master Plan impacts on the current Broughton Library and on need for library in Lower Broughton/Blackfriars

Conservation Plan commissioned

Heritage Review has identified need to ascertain a viable future use of the building
Progress surveys. Receive report from consultants on way forward

Implement outcomes of plan

Decide on future of Lancastrian Hall 

Implement schemes - start on site 02/03

Respond to Broughton Master Plan and “Connections” agenda

Identify options and undertake improvements

External review - Produce Plan and bid for Heritage Lottery Funding


Decision on future by

Mar 03

Implementation 03/04

Decision Sept 02

Comm works 

Respond by Jan 03

ID options Nov 02

Works in 03/04

Bid by Mar 03

Community 

& Social Services

►   Outsourcing –v- in-house

►   Increasing government standards

►   Intermediate/Rehabilitation Care

►   Reconfiguration of day care services

►   Primary Care Trusts


Potential for surplus property for disposal or transfer of responsibility to third parties

Shared use/partnerships with Health Service

Concentration onto less sites

Shared use of buildings/relinquishing surplus property


Negotiations ongoing to transfer 3 elderly persons homes (EPHs) to Manchester Care Trust – agreed demolition of the 3 establishments with 3 new builds planned by Manchester Care and Wyre Housing. Expected to complete and transfer responsibilities by September/October 2001. 

Completed  -  two EPH’s combined into Intermediate /Rehabilitation Centres in partnership with Community Trust.

Completed – one day centre closed. 4 units developed into specialist resource

Design work ongoing P/P to be submitted for shared use of White Moss facility.

Potential accommodation provision through LIFT project.


Transfer complete. Re-evaluation taking place after initial indications are the proposal may be too expensive.

Complete moves 

Dispose/demolish surplus assets

Complete scheme

Align property strategies and budgets where appropriate
Complete review by

Dec 02

Complete by Sept 03

Complete disposal 

/ demolition Mar 03

Completion Dec 02

Mar 03

Development Services
►   Phase II BV Review of Property and the property service          
►   Engineering Client/DLO reorganisation resulting from BV 

►   Facilities Management centralisation

►   Chaseley Field closure


Possible reduction in property that does not support service delivery requirements

Core site accommodation made available and depot accommodation required.

More space may be required at Core site

Alternative locations required for Occupational Health & Health & Safety


B V Review completed 

Appraisal work being undertaken

Centralisation recommended as part of BV Review

Alternative locations being sought


Implement Action Plan and report performance against Plan and PI’s

Dec 2002 target date for staff moves to depot. Re-use of core accommodation part of wider moves strategy

Centralise appropriate personnel on Core Site

Implement moves and dispose of surplus asset


5-year programme

Dec 02

June 03

Dec 02

Complete moves

Dec 02.  Disposal 

Mar 03

Housing Services
►   Centralisation of Support Services

►   Area Offices

►   Linkages to Local Housing Plans

►   Housing Green Paper

►   Housing repairs Review

►   Arms Length Management        Organisation


►   Expansion of Private Sector

       Housing

►   Supporting People


Increased need for core accommodation

Potential moves, acquisitions and disposals

Potential to transfer responsibility or dispose of property

Potential reduced need for office accommodation

Call Centre use to reduce need for satellite office space

Potential rationalisation of office accommodation

Potential for more staff and office accommodation


Relocation of Environmental Services will allow expansion within Turnpike House

Transitional arrangements in place to allow staff moves to take place. Cash collection service transferred to Post Office.

Plans now linked to Area Plans being drafted for 2001/2 Housing Strategy

Green Paper now finalised as “Quality and Choice” document  

Option appraisals underway with “Cedar” into Call Centre approach 

Awaiting outcome of Best Value Review due in May 2002

Static workforce overall but may need more

Satellite accommodation.
Housing staff to move to Turnpike House from satellite locations

Dependent upon Council’s approach to Customer Contact Centres and E-Business

Development of  “Arms Length Company Model” and implementation of the HRA Business Plan

Plans to be integrated into HRA Business Plan

HRA Business Plan to establish optimal stock level

Implement review recommendations 

Implement ALMO on receipt of successful review

Appraise property requirements and deliver changes needed in 02/03
Complete by Mar 03

Moves to be completed

By Mar 04

5-Year programme

Implement by Jun 03

Sept 02

Complete by Mar 03

Regeneration

►   Partnerships

►   Externally funded staff

►   Government policy – community 

       involvement and action plans


►   New Deal for communities

►  Area regeneration - SRB

►  European Development Zone
Increased need for core accommodation

Using property to support regeneration 

Regeneration of areas of both public and private property 


No staff reduction overall due to growth in other initiatives.

Property policies take account of the need for property to support urban regeneration.

Acquisition of property to support regeneration 
Relocate 11 staff from Op’s Centre to Civic Centre Core site.

Operate property polices 

Continue acquisitions within established  programme


Relocate by Mar 03

On-going action

Current programme finishes Mar 2011

SRB2 – Mar 2003

SRB5 – Mar 2006

Dec 2008

Environmental

Services

►  Rationalisation of operational depots   

►  Sale of cemetery bldgs

►  Improvement of mess room facilities


Mess rooms in parks/bldgs to be reviewed 

Reduction in number of buildings

Improved building condition
Current service review may lead to changes in property need.

Sale for residential purposes being advertised

Some improvements completed and work ongoing. 
Identify changes required

Complete disposals by 30/09/02

Identify further bldgs for improvement

and undertake programme of works.
Complete changes by

Dec 03

Sept 02

Complete programme by Mar 04



Corporate Key Issues 

► Call Centre

► Customer Contact Centres

► Review of Democratic Services

► Provision of new Magistrates Court

► Security for IT intensive work areas     

► Storage space review 

► Training facilities review 

► Termination of Mainframe

► Office support accommodation   review 

► Work place strategies/ Home working/Hot desking

►   Partnerships/Joint working with other agencies 


Space required

Accommodation required

Space needs/location to be reviewed

Suitable site will be required

Disposal/Re-use of existing site

Need for physical works or IT intensive uses may be location sensitive

Could release space

Shared facility could create space at core sites.

Potentially additional office space made available

Surplus property identified and appropriate moves within core sites and satellite offices ongoing

Potential to reduced need for office accommodation

Potential for surplus property for disposal or transfer of responsibility to third party. Alternative providers of accommodation.


Call Centre accommodation to be identified

Model being reviewed. Accommodation to be provided in shared/joint use facility.

Review to be undertaken in 2002/03

New courts to be available in 2006

Potential problem areas to be identified and recommendations made.

Storage space review discussion document circulated.

Training facilities review ongoing, relocation of staff at Chaseley Fields being considered.

Lease of equipment to expire in 2002.Equipment to be removed by April/May 2002

Additional space at the core sites being identified and moves implemented.

Corporate policies being developed. Pilot scheme for home working in Revenues & Benefits to commence May 02

3 partnerships developed between local authority & voluntary sector in respect of running children’s homes. Joint working established through the Salford Partnership. Discussions ongoing re. Provision of schools


Accommodate expansion in 2002/03 and plan for future expansion in 2003/04

Define needs, identify bldgs and works required. Progress Walkden proposal

Review Team to contact property staff for property implications advice. Implement changes required.

Suitable site to be identified

Disposal/Re-use of existing site

Implement action required.

Implement any office space saving recommendations

Establish Corporate Training facility

Removal of equipment reuse space for appropriate use

Implement agreed proposals

Agree policies id areas for application and agree implementation

Further negotiations in respect of future partnerships. Continue joint working id opportunities for shared use of buildings
Complete expansion by Dec 04

Roll out programme 

Finishes Mar 05

Complete changes by 

Mar 04

Dec 03

During 2006

Complete review

Mar 03. Moves/works

03/04

Short term action 

completed by Jun 03

Mar 03

Dec 02

Sept 04

Implement 3- year programme

Outcomes will be 

implemented over

5-years




APPENDIX 4

Property Performance Indicator
Actual

2000/01


Actual

2001/02

DTLR pPI 1A

Percentage of gross internal floor area in condition categories A-D

*For CIPFA breakdown Section 3 Data Management
Category  A

Category  B

Category  C

Category  D
3.57%

58.86%

35.24%

2.33%
3.98%

58.9%

35.09%
2.03%

DTLR pPI 1B
Backlog of maintenance by cost, expressed 

i) as total value

ii) as a percentage in priority levels 1-4    


Priority 1

Priority 2

Priority 3

Priority 4
-
£5301,995

£6384,048

£4,256308

£650182
31.95%

38.48%

25.65%

3.92%

DTLR pPI 2A, B & C

Internal Rate of Return for:


A = Industrial

B = Retail

C = Agricultural
-
12.51%

12.60%

12.49%

DTLR pPI 3A
Total annual management cost per sq.m GIA for Operational property
-
£3.51

DTLR pPI 3B
Total annual management cost per sq.m GIA for Non-operational property
-
£2.34

DTLR pPI 4A
Repair and maintenance costs per sq.m GIA
-
£17.51

DTLR pPI 4B
Energy costs per sq.m GIA (gas, electricity, oil, solid fuel)
-
£4.01

DTLR pPI 4C
Water costs per sq.m GIA
-
£1.76

DTLR pPI 4D

CO2 emissions in tonnes of carbon dioxide per sq.m GIA
-
0.070 tonnes

DTLR pPI 5A
Cost Predictability – % of projects where outturn falls within +/- 5% of the estimated outturn, expressed as a % of the total number of projects completed in the financial year
-
100%

DTLR pPI 5B
Time Predictability - % projects falling within +/- 5% of the estimated timescale, expressed as a % of the total number of projects completed 
-
0%

APPENDIX 5

USE OF NATIONAL PI ‘S

NATIONAL PROPERTY PI
USE OF DATA
EXPECTED IMPROVEMENTS/OUTCOMES

1A and B

To measure the condition of property and cost of backlog maintenance where the Council has a repairing liability
In property appraisal when considering changes to the portfolio and in allocating funds within the revenue budget and capital strategy
Improving the condition of poor buildings improving effective service delivery and client satisfaction

2A, B and C

To measure the financial rate of return from the industrial, retail and agricultural investment portfolio
To compare the rate of return from individual properties and categories of properties against a target rate
Will guide decisions on disposals of investment property, particularly where performance is below target

3A and B

To measure management costs for operational and non-operational property
To compare Salford’s property management service with others and if performance is below target to drive change
Salford will be able to judge the cost effectiveness of its property management service and receive a cost effective service

4A, B, C and D

To measure the running costs (Repairs and Maintenance, Energy, Water and CO2 emissions) for operational buildings
Overall performance will be compared with other authorities and performance of individual buildings can be compared to identify poor performance where remedial action will be taken
Running costs will be minimised and CO2 emissions data will help Salford to meet Climate Change Programme targets through targeting action on poorly performing buildings

5A and B

To measure the delivery of capital projects within 5% of budget and estimated time scale
To monitor Salford’s performance and require changes if performance does not meet target
Improvements in procurement process if current performance does not meet target.

APPENDIX 6

RUNNING COSTS OF PORTFOLIO

APPENDIX 7

BEST VALUE REVIEWS

Current programme available for inspection
Review Title
Lead Directorate
Property Implications

Transport Service
Community & Social Services
May affect existing garaging facilities at Turnpike House

Support Older People at Home
Community & Social Services
Support for older people at home likely to remain therefore no property implications for Council

Support for people with learning difficulties
Community & Social Services
Potential to reduce need for accommodation

Services to Schools
Education & Leisure
Potential to reduce need for accommodation if supply of services is outsourced

Services to Youth
Education & Leisure
Inappropriate facilities may lead to additional property requirements and surplus property for disposal

Highway Maintenance/Street Care
Environmental Services
Integration of highway client and contractor likely to impact on Swinton Hall Road Depot and Civic Centre office accommodation

Area Housing Service Delivery
Housing
Reduce need for satellite accommodation, surplus property issues.

Reduction in requirement of office accommodation and possible lease arrangement with Arms length Company

Housing Repairs Review
Housing
Call Centre accommodation required and reduced need for satellite accommodation

Economic Development
Chief Executives
May affect investment estate holdings and regeneration strategy

Residential Care for Children
Community & Social Services
May affect Councils holding of existing child care accommodation

Inspection & Advisory Service
Education & Leisure
May affect location/need for existing accommodation

Housing Planned Maintenance
Housing
May affect existing depot accommodation

Financial Processing Services
Corporate services
Likely to affect use of existing core office accommodation – office moves likely

Support Services within Corporate Services
Corporate services
Likely to affect use of existing core office accommodation – office moves likely

Outdoor Services
Environmental Services
May affect occupation/control of depot accommodation

Bereavement Services
Environmental Services
No major property implications

Home to School and Social Care Transport
Education & Leisure
Outcome will affect existing garaging /depot accommodation – either expanding or removing the need

Building Control
Development Services
No property implications

Development Control and Development Planning
Development Services
No property implications

APPENDIX 8

PROPERTY APPRAISAL MODEL

Assessment Criteria
    Appraisal Process





APPENDIX 9

ACHIEVEMENTS

ACHIEVEMENT
RESULT

Establishing a Strategic Property Management Unit
Ensuring that corporate asset management is achieved

Establishing a Corporate property Officer
Responsible officer for ensuring corporate asset management takes place

Establishing a Lead Member for Property
Ensures a council focus and member responsibility for property matters

Establishing a Corporate Asset Management Group
Ensure that property is dealt with as a corporate asset & ensures that this is done efficiently and effectively.

Establishing an intranet site providing information and promoting corporate asset management
Promotes awareness across the whole council

Operation of Environmental Scrutiny Committee
Involves member involvement in target setting, monitoring performance and driving improvement

Integrated working of Asset Management Group and Budget Planning Group through common officer representation
Integrated asset and financial planning

Completion of condition surveys and priority assessments
Accurate condition data and backlog maintenance assists property appraisal and financial planning

Established five year rolling programme of re-surveys
Programmed updating of information

Introduction of Surplus Property Policy
Surplus property dealt with in effective corporate way

Introduction of property requirements database
Matches property needs to property available

Established Property Strategy and Aims and Objectives for Property derived from corporate Mission and Pledges
Establishes clear principles for holding property 

Developed local pPI’s and targets to measure success in achieving objectives 
Establishes targets monitors and measures improvements

Benchmarking introduced – Core Cities, AGMA, ACES, Sheffield Hallam University
Enables comparison with others and assists in target setting

Completed Property and Asset Management BV Review 
Identified improvements required in property and the service and established improvement plans 

Established quarterly performance reporting for office portfolio
Officer and member monitoring performance

Identification of running costs of the whole portfolio and cost per M² 
Identifies areas of high costs and areas for improvement

Property performance reported to Directors
Raises awareness of property costs and performance and encourages improvement

Data needs identified
Only data required for property management and performance analysis collected 

Accurate database of core and transient data established 
Enables effective management of portfolio and performance assessment

UPRN established
Allows unique cross referencing of properties throughout the council

Storage Space Review
Raises awareness of costs, selected short term option to reduce storage space needs

Option appraisal introduced and being developed
Better resource allocation to meet priorities

Shared use of property with other organisation taking place
Improves service delivery and efficiency in use of buildings

Building occupier and user surveys introduced
Identifies occupier and user perception and needs to influence resource allocation

Suitability surveys introduced
Assist property appraisal and resource allocation

Area based reviews being implemented
Promotes property rationalisation, shared use and efficient use of buildings

Occupier survey of quality of FM services
Assist improvement in FM service

Service plans identifying property needs
Improves asset management planning

Gap analysis used in property strategy development
Property strategy will properly address future needs

APPENDIX 10

ASSESSMENT CRITERIA REFERENCING
 Primary Criteria

Ref
1. Organisational arrangements for corporate asset management
AMP Para Ref

1.1
A Corporate Property Officer (CPO) has been identified with authority to undertake all required developments in asset management.
1.D

1.2
Roles and responsibilities for the CPO (as indicated by the prevailing guidance) are clearly set out, explicit and have been communicated to all those concerned, in property management and use, throughout the authority.
1.D

1.3
The CPO reports and is accountable to a strategic, decision-making group both at officer and member levels.
1.D & APP.1

1.4
Clear evidence has been provided that a cross-service, senior management forum has been set up which includes the CPO, representatives from major services and, where appropriate, the finance directorate and officers involved in the development of the Capital Strategy and the Community Plan (or its equivalent).
1.B

1.5
The forum has formal terms of reference that includes the strategic management of the council’s assets.
1.B

1.6
Evidence that the forum:

- Progresses the corporate Asset Management Plan and ensures that it is approved                                 by senior officers and the Council;

- Ensures that the AMP is informed by and supports other key corporate and service plans and objectives;

- Meets regularly (at least twice a year or more often as may be appropriate).
1.B

1.F

1.G

Ref
2. Data Management
AMP Para Ref

2.1
CPO has ensured that a record is held and maintained of basic, core data on all the Council's property.
3.A

2.2
The validity of this information has been tested.
3.B

2.3
AMP can demonstrate a clear understanding of the data required to manage the performance of the property portfolio.
3.B

2.4
Statistical information on the overall condition of the portfolio (condition categories: A-D/1-4) and maintenance backlogs is included in the AMP.
4.D

5.H

APP.4

Ref
3. Performance Management, Monitoring & Information
AMP Para Ref

3.1
The CPO submits a formal report to Members and Chief Officers at least annually on the performance of the property portfolio, which now includes performance outcomes in relation to the DTLR National pPIs.
4.A

3.2
The AMP includes information showing how the authority is performing in relation to all five national pPIs.
APP.4

3.3
Members are informed, as part of overall budget and performance monitoring, of the progress and performance of the capital programme.
5.E

Ref
4. Programme and Plan Development and Implementation
AMP Para Ref

4.1
The AMP outlines the council’s property related requirements and outlines the proposed programmes which are intended to meet these requirements. 
APP.3

4.2
CPO has demonstrated that there is a methodology for option appraisal and corporate prioritising between projects.
5.D

4.3
A 3 year capital programme is developed including a forecast of the planned capital receipts.
5.E

4.4
Output/outcome targets are set for programmes and plans requiring capital investment.
5.D

Secondary Criteria

Ref
Organisational arrangements for corporate asset management
AMP Para ref

1.
Evidence that the CPO / Asset Management Forum routinely challenges and reviews the use, provision and performance of the council’s assets and its related property services, in order to achieve the most effective management, planning and use of these assets. Key findings and outcomes are reported to Chief Officers and the Council. 
1.B

2
Evidence that the CPO / Asset Management Forum takes into account stakeholder satisfaction information relating to property and property services.
2 and 2.B

3
A cabinet member (or lead committee member) holds responsibilities for the authority’s property resource on behalf of the council.
1.E

4
The CPO is involved in the preparation of the Capital Strategy and contributes to the work of other relevant corporate and business planning groups.
1.D

5
There are references to the property asset implications in corporate policies and strategies such as the Best Value Performance Plan, Best Value Reviews, the Capital Strategy, the Community Plan and LPSAs.
1.F, 1.G, 1H

2A, 2C

6
There is evidence of cross service use, shared use and/or co-location of property resources within the authority and with other organisations.
5.F

Ref
Consultation
AMP Para ref

7
Evidence that processes are being developed to obtain feedback from services, users and occupiers.
2         

8
Evidence that consultation findings are used to influence the continuous improvement of property and property services performance.
2.B

Ref
Data Management
AMP Para ref

9
CPO has undertaken a full survey of future data requirements for the

property portfolio.
3.E         

10
CPO has identified a programme of necessary improvements
3.E

11
CPO has commenced development of a data system for “intermediate” data (i.e. property data which requires updating from time to time such as condition, rents and user details)
3.B, 3.C

12
CPO has implemented Unique Property Reference number (UPRN) system or set out detailed reasons why any alternative property referencing approach is considered more appropriate.
3.E

13
CPO has developed an approach for the centralised co-ordination of property management information and its integration with relevant council financial information.
3.B, 3.E

14
CPO has undertaken a review of training needs for users of the data and set in place a system for satisfying those needs.
3.E

Ref
Performance Management, Monitoring & Information
AMP Para ref

15
Clear evidence that the CPO is developing and using a set of local performance measures in relation to assets that link asset use to corporate objectives.
4.A         

16
Clear evidence that the CPO is developing a process to enable the comparison of the performance and competitiveness of property and property services with other similar organisations and other providers.
1.H, 4.A

17
Clear evidence that the development of performance measures and monitoring takes into account stakeholder consultation and user satisfaction findings.
4A &

Appendix 2

18
Clear evidence that performance measurement feeds into a process of

continuous improvement.
4.B

19
Local Performance Indicators are in place and being used for measuring and  Monitoring the amount of surplus property and space utilisation.
4.A, 4.C

20
A written report is produced for Members and Chief Officers on any maintenance backlog recommending appropriate action.
5.G

21
The CPO is collecting information on the “suitability” of the various categories of the portfolio for their current and future use.
2.B, 5B

Ref
Programme and Plan Development and Implementation
AMP Para ref

22
The AMP demonstrates that the Council has identified the implications for property, which arise from the Council’s objectives.
5.A, 1.F

23
The AMP demonstrates service wide understanding of corporate ownership of assets.
1.F

24
The AMP demonstrates that the Council has undertaken a thorough investigation and analysis of the gaps between future requirements and the current provision and performance of the authority’s present property assets.
6 & Appendix 3

25
The Council has identified and appraised the options for closing these gaps.
"

26
The AMP outlines the Council’s approved 3 – 5 year strategic action plan based on this analysis.
"
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LEAD MEMBER





CABINET





CORPORATE PROPERTY OFFICER





ASSET MANAGEMENT PLAN





SPMU staff co-ordinate & support AMG to produce the Asset Management Plan a document produced annually





STRATEGIC PROPERTY MANAGEMENT UNIT


(SPMU)





ASSET MANAGEMENT GROUP


(AMG)


Comprises senior representatives from each directorate


Chaired by Corporate Property Officer





SPMU staff support directorates to help them define their property requirements and utilise property efficiently and effectively





DIRECTORATES





SPMU staff report on strategic property issues to the Corporate Property Officer 





BUDGET PLANNING GROUP


Comprises a senior representative


From each directorate including


Accountants





DIRECTORS TEAM  Comprises directors from all directorates





REPORTING STRUCTURE FOR ASSET MANAGEMENT GROUP


AND STRATEGIC PROPERTY MANAGEMENT UNIT





Each Directorates Asset Management Group representative reports on directorates business plan/service plan objectives, future property requirements, “drivers of change” and policies & initiatives for which Directorates are responsible.
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AGREE RELOCATION OF STAFF TO SUITABLE PREMISES





Cost of relocation to suitable alternative accommodation exceed OMV ?
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