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1. EXECUTIVE SUMMARY
1.1 On  1st July 2007 Salix Homes was established as Salford’s innovative new Arms Length Management Organisation which will manage over 10,000 homes in Central Salford and will build on the extensive programme of regeneration in transforming our city.

1.2 This Delivery Plan covers the initial nine month period of operation setting out our objectives and targets during which time Salix Homes, together with our customers and partners, will develop a long term plan for the four year period ending 2012.

1.3 The publication of this Plan marks the start of a bright new era in management for Salford.  It also marks a step change in approach to longer - term planning with Salford City Council.  As well as being our Delivery Plan for 2007/8, setting out our objectives and targets for the coming year, it also sets this within the wider strategic context of Central Salford. 

1.4 The Salix Homes Delivery Plan sets out the Board’s initial vision for the organisation and how we will develop as an organisation over the months ahead.

1.5 The purpose of the Delivery Plan is to provide a framework that everyone can follow to enable us to:

· Work with our customers, partners and staff to develop our vision 

· Set ourselves clear and challenging goals 

· Manage our resources effectively

1.6 There are six strategic objectives which focus our work and shape the direction of Salix Homes in 2007/08. Each of these six strategic objectives have been developed to link with the over-arching Vision and Aims of Salix Homes and together form the basis of the Performance Management Framework. There is a ‘golden thread’ of plans through the organisation as each Directorate, each team, and each member of staff collectively and individually contributes to achieving the strategic objectives in 2007/08. They are as follows:

2007/08 Strategic Objectives

	1
	Develop and Implement the Salix Way
 and establish the Salix Homes brand

In developing our Vision and Values the Board has placed customer care at the heart of the culture of Salford’s new ALMO. The Salix Way is how we will go about our business in Central Salford.

The Salix Way will be embedded over the coming months in our plans for developing Salix Homes and will become a key aspect of the training and development of staff our performance framework and our appraisal process

The Salix Homes brand is more than just our logo. A successful brand is made up of a good service delivery, a distinctive identity, and added value. The brand can be described as the promise we make to the customer. Our customers’ perceptions of our brand will often be based on their initial impressions of Salix Homes and we need to focus on ensuring services are delivered right first time. It will develop from within the organisation, and evolve as our culture matures. Our management and leadership and the way we communicate internally will ultimately become a strategic driver of our culture and thus the brand itself.



	2
	Embed equality and diversity standards in all the ways we work and work towards reducing inequality in Central Salford

We will ensure that Salix Homes and our partners carry out their operations in a non discriminatory manner and we will aim to meet level 3 of the Local Government Equality Standard by March 2008. Our services will be user-focussed and sensitive to the diverse needs of the communities of Central Salford. Through our regeneration activity we will help to improve the social and economic opportunities available to tenants and our wider customers.



	3
	Deliver Value for Money and improve efficiencies

Salix Homes will set out targets for delivering efficiency gains of at least 3%. We want to ensure that the culture and day-to-day running of the organisation sets Value for Money at the heart of all we do.




	4
	Maximise customer involvement and engagement in service development and performance management

We aim to be a 3 star, top quartile performing ALMO delivering excellent services. To achieve this aim we will ensure that we engage fully with all our customers in the development, improvement and monitoring of our services.



	5
	Improve performance and commence Steps to Excellence

To ensure that Salix Homes is delivering on its promises and commitments we will develop a Performance Management Framework for the organisation that will drive improvements in performance, which will also meet the monitoring requirements of the Council and Audit Commission.

As the first step in shaping the future of the organisation, we will assess where improvements are required in our services. These ‘Steps to Excellence’ will help us to focus on ‘first things first’.

	6
	Deliver decent communities

As a Regeneration ALMO we see our role as delivering housing led renewal and regeneration initiatives that immediately benefit local people and also contribute to an improved housing offer in support of Salford’s economic growth. We will work in partnership with Salford City Council and key agencies to deliver this key government priority on the national housing agenda




1.7 The strategies and accompanying action plans which underpin the strategic objectives will be developed in more detail during 2007/08. To provide a focus for the next 10 months we have developed Steps to Excellence (Appendix 5) which provide the organisation with a framework to build on as the 2008/12 Business and Delivery Plan is developed. The following actions outline how the Steps to Excellence fit with the Strategic Objectives for Salix Homes:

1. Develop and Implement the Salix Way and establish the Salix Homes brand
· Develop a Marketing and Communication Strategy by July 2007 agreeing clear protocols for media management with Salford City Council.

· Develop a Pay and Workforce Strategy by September 2008, providing a framework implemented for staff development and training.

· Review access to services through local offices and Salford Direct by March 2008, ensuring we have customer agreed equitable access arrangements. 

2. Improve performance and commence Steps to Excellence

· Establish the Business Planning Framework by July 2007 ensuring processes are in place to shape the 2008 / 2012 Business and Delivery Plan.

· Establish a new Performance Management Framework by September 2007 embedding an effective performance management culture in Salix Homes.

· Develop a Governance Improvement Strategy by March 2008.

· Delivering a Voids Improvement Strategy by March 2008 ensuring that long term voids in Central Salford are relet.

3. Deliver Value for Money and improve efficiencies
· Undertake a programme to review service level agreements and external contracts to deliver value for money by March 2008. 

· Review services with Housing Connections Partnership and agree an improvement plan by March 2008, developing our working relationship with HCP and improving services to customers.

· Review ICT support systems and develop an Information and Communication Technology (ICT) Strategy by March 2008.

· Embedding Value for Money and review our annual efficiency statement by March 2008, identifying Public Value outcomes.

· Produce a Procurement Strategy by March 2008 for goods and services, capital repairs, day to day repairs and gas servicing.

4. Deliver decent communities
· Develop an Asset Management Strategy by March 2008.

· Develop a Community Regeneration Strategy by March 2008 integrating regeneration and community housing services.

5. Embed equality and diversity standards in all the ways we work and work towards reducing inequality in Central Salford

· Develop an Equality and Diversity Strategy by September 2007 with actions in place to deliver level 3 of the Local Government Equality Standard and meet the Commission for Racial Equality’s Code of Practice on Racial Equality in Housing.
6. Maximise customer involvement and engagement in service development and performance management
· Develop a Leaseholder Consultation Framework by September 2008 ensuring effective consultation structures for leaseholders.

· Develop a Customer Involvement Strategy ensuring effective consultation structures are in place by September 2008.

Focus on neighbourhoods

1.8 A medium term strategic objective will be a focus on neighbourhoods which are more than just a place to live. Community is much more than bricks and mortar. We recognise a real responsibility for maintaining neighbourhoods as places where people want to live but also want to work and relax.

1.9 We have a stated aim to work in partnership with customers, staff, Board, partners, the Council to deliver this objective and we will develop a new framework of participation with customers to realise this aim.

1.10 We want customers to be at the heart of our planning to help us shape our services to best fit the places where they live. This is much more than delivering decent homes its all about decent, sustainable communities.

Releasing the Potential

1.11 Salix Homes believes that it is in a strong position to be at the leading-edge of housing innovation and change.  We will do this in partnership with our customers and the City Council.  We support strongly the principle of Decent Communities not just Decent Homes and as a new kind of ALMO we feel we are ideally placed to deliver this for Central Salford, and to release the potential at the heart of our great city.

2. INTRODUCTION
2.1 On 1st July 2007 Salix Homes was established as Salford’s innovative new Arms Length Management Organisation. Salix Homes will build on the City Council’s extensive programme of regeneration in transforming our city.

2.2 Salix Homes has a crucial role to provide better services and outcomes for tenants and residents in over 10,000 homes in Central Salford. However, we do not simply supply the traditional ‘landlord’ services - we will also take on the delivery of many housing market renewal activities, with a strong focus on wider regeneration issues and the creation of mixed sustainable communities. Linking up with a wide spectrum of partners, Salix Homes will be a driving force for change and development in the city.

2.3 This Plan sets out our objectives and targets for the next nine months, during which time Salix, together with our partners and customers, will develop a longer -term Plan for a four year period ending in 2012.

2.4 The publication of this Plan marks the start of a bright new era in management for Salford.  It also marks a step change in approach to longer - term planning with Salford City Council.  As well as being our Delivery Plan for 2007/8, setting out our objectives and targets for the coming year, it also sets this within the wider strategic context of Central Salford. 

2.5 The Salix Homes Business and Delivery Plan sets out the Board’s initial vision for the organisation and how we will develop as an organisation over the months ahead.

2.6 The purpose of the Business and Delivery Plan is to provide a framework that everyone can follow to enable us to:

· Work with our customers, partners and staff to develop our vision 

· Set ourselves clear and challenging goals 

· Manage our resources effectively

2.7 In preparing this Business and Delivery Plan we have followed positive practice guidelines and have taken examples from other Arms Length Management Organisation’s (ALMOs) who have prepared plans over a number of years. However we have shaped the Plan to fit our own circumstances, including the need to establish Salix Homes over the coming months and to develop our own priorities and plans to improve services and help to achieve sustainable communities within Central Salford.

2.8 The framework of the Plan is in six sections set out as follows:

· Central Salford, a Sense of Place:  the community in which we work

· Salix Homes: our organisation

· Strategic Objectives: our strategic vision and aims

· Delivering Excellence: the services we deliver and our culture of performance management

· Resources: finance, efficiency and value for money

· Releasing the Potential: our future
2.9 There are other documents which are relevant to the Business and Delivery Plan in particular, our Management Agreement with Salford City Council.

2.10 The Business and Delivery Plan will be reviewed at the end of 2007/08 and on an annual basis, and updated where appropriate. 

2.11 The plan contains key strategic objectives which form the basis of the business planning framework and shape the direction of Salix Homes. 

2.12 A detailed illustration of our Business Planning Framework can be found at Appendix 7.  This integrates with our Performance Management Framework which is described further in section five of this plan.

3. CENTRAL SALFORD, A SENSE OF PLACE


Understanding Central Salford

3.1 Salix Homes was created by tenants' representatives and the Council to deliver quality housing and neighbourhood services and take the lead in the delivery of Housing Market Renewal in Salford, which is a partnership project with Manchester City Council.

Council Housing
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Salix Homes will be managing a mixture of family houses and low rise / high rise flats.

3.3 The above pie chart shows that the stock is roughly divided in half between these two property types. Each property type clearly will have different asset management and maintenance requirements. Customer expectations in the various neighbourhoods will also be different.

3.4 Providing a wider service to residents and customers beyond council housing management is a core principle for Salix Homes. 

3.5 An understanding of the context of our managed stock will assist us to understand trends in demands for services which we can use to shape our services to meet our customer’s needs.

3.6 Council tenants in Central Salford have strongly supported the change to Salix Homes during extensive consultation between January 2004 and May 2006 on options for council housing. The option chosen by tenants means bringing all the properties up to at least the Government’s “Decent Homes Standard” in the Central Salford area. If Salix Homes receives a 2 star (good service) assessment from the Audit Commission following a Housing Inspectorate inspection in November 2008, Salford City Council will receive a credit approval of nearly £69,000,000 to invest in council homes. This will mean tenants that will :

· get uPVC double glazing on all single-glazed windows 

· benefit from any repairs and improvements needed to bring homes up to certain standards set by the government - the “Decent Homes Standard'; 

· see the benefit of extensive improvements to the local environment – such as lighting and security, boundaries around homes, open spaces and the foyers of multi-storey blocks.

3.7 A final survey of opinion was undertaken in May 2007 involving a representative sample of over 1000 future customers of Salix Homes that confirmed the following:

· 76% of tenants were aware of the ALMO proposals being considered by Salford City Council.

· Over 77% of tenants were aware that Salford City Council would still be their landlord; that they would have the same tenancy agreement; that the Council would continue to set rents; that housing benefits claims would remain the same; that they would not lose any rights.

· 81% indicated that they had no concerns regarding the proposals to establish an ALMO in Central Salford 

· When asked ‘are you in favour of the Council’s new housing and regeneration ALMO?’, 64% of tenants agreed whilst only 2% were against which leaves 34% of the tenants who were still uncertain. 

3.8 Consultation with customers and partners has shown that they want Salix Homes to: 

· be focussed on the Central Salford Community

· be provide different kinds of services reflecting the regeneration needs of Central Salford

· be not-for-profit and shaped by customers' priorities and values
3.9 These aspirations are reflected in the Vision, Aims and Values of Salix Homes which were approved by the Board in May 2007, following tenant and staff consultation.

3.10 Salix Homes operates across seven wards in the centre of the City 
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The area covered by Salix Homes is shown below:

3.12 The dense, urbanised core of Central Salford is at the heart of the Greater Manchester conurbation and the area is home to Salford Quays and the historic city centre area of Chapel Street. Radical redevelopment has transformed them into successful residential and commercial areas, however, adjoining areas are characterised by older terraced housing, low-density layout social rented stock, and unsustainable communities. 
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Chart 1 – Index of Multiple Deprivation - 2004 

3.13 Our relationship with Manchester and its city centre is significant. Central Salford forms part of the core of the Manchester city region, offering job opportunities, attracting new businesses and providing leisure and cultural amenities. 

3.14 Central Salford, however, shares similar problems of deprivation and failing housing markets with the city region. 

3.15 Salford is the 4th most deprived local authority area in the North West and 12th nationally, according to the 2004 Index of Deprivation. Within Central Salford 19% of the Super Output Areas
 (SOAs) are ranked within the worst 1% in England - with 81% of SOAs ranked within the worst 10%. 

Demographics

3.16 There is a high proportion of young people in Salford (20.0% compared to 16% nationally) particularly in Central Salford. Chapel Street and Pendleton (46.7% and 42.0% respectively) in particular contain high levels of single person households. The percentage of couples in Central Salford neighbourhoods is lower than the Salford and England & Wales average (37.3% and 44.8% respectively).  

Table 1 – Household Composition by Neighbourhood 
	CENTRRAL SALFORD NEIGHBOURHOODS
	Single (%)
	Married (%)
	Cohabiting (%)
	Total Couples (%)

	BROUGHTON VILLAGE
	25.0
	21.4
	6.8
	28.2

	CHAPEL STREET
	46.7
	8.2
	11.0
	19.1

	CLAREMONT VILLAGE
	18.4
	28.6
	6.7
	35.3

	NORTH IRWELL RIVERSIDE
	21.7
	21.6
	9.2
	30.7

	ORDSALL
	26.3
	16.8
	7.6
	24.3

	PENDLETON CENTRE
	42.0
	8.8
	6.0
	14.8

	SALFORD QUAYS
	34.8
	14.4
	12.5
	26.9

	SEEDLEY VILLAGE
	24.4
	24.0
	6.9
	30.9

	SALFORD
	19.9
	29.3
	8.5
	37.7

	NORTH WEST
	15.9
	35.9
	7.9
	43.8

	ENGLAND & WALES
	15.6
	36.6
	8.3
	44.8


  Source: Census 2001

3.17 The number of pensioners residing in Salford (24.93%) is slightly higher than both the regional (23.95%) and national (23.7%) average. Most Central Salford neighbourhoods are similar to the City average with the exception of Chapel Street, which has the lowest occurrence of pensioners at 15%.

Table 2 – Percentage of population classed as Pensioner by Neighbourhood

	CENTRAL SALFORD NEIGHBOURHOOD
	1 person pensioner (%)
	One family:        All pensioners (%)
	Other Households All Pensioner              (%)
	Total Pensioner (%)

	BROUGHTON VILLAGE
	19.6
	4.7
	0.4
	24.7

	CHAPEL STREET
	12.9
	1.8
	0.4
	15.0

	CLAREMONT VILLAGE
	19.5
	7.4
	0.5
	27.4

	NORTH IRWELL RIVERSIDE
	15.9
	5.4
	0.5
	21.8

	ORDSALL
	17.9
	4.1
	0.2
	22.1

	PENDLETON CENTRE
	19.2
	3.7
	0.6
	23.5

	SEEDLEY VILLAGE
	17.2
	6.2
	0.2
	23.6

	SALFORD
	16.8
	7.4
	0.4
	24.5

	NORTH WEST
	15.1
	8.5
	0.4
	24

	ENGLAND & WALES
	14.4
	9.0
	0.4
	23.8


            Source: Census 2001

3.18 The incidence of disability is high in Salford when comparing cities at the national level. However within Central Salford itself the level of disability is considerable with some neighbourhoods having nearly a third of residents claiming incapacity benefit. This level is not reducing and Salix Homes will be responsive to meet the needs of such customers in the services we provide.

Table 3 – Percentage of population claiming incapacity benefit by Neighbourhood

	INCAPACITY BENFIT CLAIM RATE (%)
	
	
	

	CENTRAL SALFORD NEIGHBOURHOOD
	2004
	2005
	2006

	BROUGHTON
	21.3
	20.5
	20.3

	CHAPEL STREET
	15.7
	16.1
	16.1

	CLAREMONT VILLAGE
	14.6
	15.1
	14.9

	NORTH IRWELL RIVERSIDE
	14.8
	15.1
	14.9

	ORDSALL
	27.0
	26.5
	26.2

	PENDLETON CENTRE
	28.9
	29.6
	28.7

	SALFORD QUAYS
	13.2
	13.7
	13.2

	SEEDLEY VILLAGE
	17.1
	16.7
	14.9

	ALL CENTRAL SALFORD NEIGHBOURHOODS
	18.6
	18.6
	18.2

	SALFORD  
	13.8
	13.8
	13.5


  Source: Census 2001

3.19 Just less than 4% of the population in Salford belong to Black and Minority Ethnic (BME) communities. Analysis shows that a high proportion of the minority population are located in Central Salford area. Although people of White Irish and Asian origin are the largest BME communities in Salford, there is also a large Jewish and Eastern European Community in Broughton and a Yemeni community in Eccles. Notably Salford has a considerably smaller BME population than Greater Manchester and England and Wales. 

Table 4 – The Ethnic profile of Salford compared to Greater Manchester and England and Wales

	Ethnic profile of resident population (%)
	Salford
	Gt. Manchester
	England and Wales

	White
	96.1
	91.0
	90.9

	of which white Irish
	1.8
	1.7
	1.3

	Mixed
	1.0
	1.3
	1.3

	Asian or Asian British
	1.4
	5.6
	4.6

	Indian
	0.6
	1.5
	2.1

	Pakistani
	0.4
	3.0
	1.4

	Bangladeshi
	0.2
	0.8
	0.6

	Other Asian
	0.2
	0.4
	0.5

	Black or Black British
	0.6
	1.2
	2.1

	Caribbean
	0.2
	0.7
	1.1

	African
	0.3
	0.4
	1.0

	Other Black
	0.1
	0.1
	0.2

	Chinese or other ethnic group
	0.9
	0.7
	0.9


        Source: Census 2001
3.20 Salford City Council is currently producing its first BME Housing and Faith Strategy, due to be launched in summer 2007. This document will set out the Council’s plans for ensuring it meets the needs of all communities residing in the City. 

3.21 Salix Homes will contribute and respond to this strategy and the challenge of meeting the diverse needs of customers within Central Salford by producing its own Equality and Diversity Strategy during 2007/08.

3.22 A BME customer satisfaction survey will be undertaken using STATUS methodology during 2007/08 to build on the results of the 2006/07 citywide survey which suggested ethnic minority tenants might have a lower level of satisfaction with landlord services.

Socio-economic factors

3.23 Economic prosperity is a key objective for the City; it is one of the three key elements within the vision for the Urban Regeneration Company in Central Salford. There are significantly higher Income Support and Job Seekers Allowance claim rates in Central Salford neighbourhoods compared to the rest of Salford.

3.24 The tables below demonstrate how customers in Central Salford have had, on average, lower household incomes and a greater reliance of benefits when compared to Salford as a city. Income support claim rates have reduced over the last three years while Job Seeker Allowance claim rates have increased, however the inequality between some neighbourhoods and the rest of Salford remains stark. Salix Homes’ aim to ‘help to reduce inequalities in Central Salford’ is at the heart of this challenge.

Table 5 – The Income Support claim rate trend over the last three years

	INCOME SUPPORT CLAIM RATE (%)
	 
	 
	 

	CENTRAL SALFORD NEIGHBOURHOOD
	2004
	2005
	2006

	BROUGHTON
	20.1
	18.8
	18.3

	CHAPEL STREET
	14.0
	13.3
	13.7

	CLAREMONT VILLAGE
	11.4
	11.4
	10.4

	NORTH IRWELL RIVERSIDE
	14.0
	13.7
	13.1

	ORDSALL
	28.2
	26.7
	25.6

	PENDLETON CENTRE
	26.8
	26.5
	25.7

	SALFORD QUAYS
	13.9
	13.1
	13.6

	SEEDLEY VILLAGE
	14.1
	12.7
	11.9

	WEST SALFORD
	9.4
	9.1
	9.0

	ALL HMR NEIGHBOURHOODS
	17.2
	16.5
	15.9

	SALFORD   
	11.3
	10.8
	10.7


Table 6 – The job seekers allowance claim rate trend over the last three years

	JOB SEEKERS ALLOWANCE CLAIM RATE (%)
	 
	 
	 

	CENTRAL SALFORD NEIGHBOURHOOD
	2004
	2005
	2006

	BROUGHTON
	4.4
	4.0
	4.2

	CHAPEL STREET
	5.2
	4.4
	5.3

	CLAREMONT VILLAGE
	2.3
	2.6
	2.6

	NORTH IRWELL RIVERSIDE
	2.4
	2.6
	3.2

	ORDSALL
	6.3
	6.3
	8.1

	PENDLETON CENTRE
	6.7
	7.8
	9.4

	SALFORD QUAYS
	3.1
	3.1
	3.8

	SEEDLEY VILLAGE
	3.4
	3.8
	3.8

	ALL CENTRAL SALFORD NEIGHBOURHOODS
	4.0
	4.0
	4.6

	SALFORD
	2.6
	2.7
	3.3


Regeneration and Private Sector Housing


3.25 Fundamental to transforming the housing market within Central Salford is the work of the Manchester / Salford Pathfinder (MSP) Housing Market Renewal programme. 

3.26 This programme is enabling a fundamental restructuring of the housing market in Central Salford and provides a once in a lifetime opportunity to meet Salford City Council’s vision for housing and to create mixed, sustainable communities. From its official launch Salix Homes will deliver a significant part of the Housing Market Renewal programme for Salford City Council. 

3.27 Social housing in Central Salford has been too frequently characterised by the following:

· Inadequate investment and disrepair 

· Poor design and quality 

· Unpopularity and low demand 

· Inconsistent and ineffective management

3.28 Terraced Housing is the predominant housing type in the Pathfinder area (46% of all the stock) which does not provide a good housing offer for the residents of these areas. There is a lack of variety and move on homes. 

3.29 Terraced house prices have risen over the period of the Pathfinder but still lag significantly behind the average values in Salford and are insufficient to suggest the return of a sustainable market. 

Table 7 - Terraced House prices 2003 – 2005 in key neighbourhoods

	
	Value 
	% National Average
	Value £ 2004
	% National Average
	Value

£ 2005
	% National Average

	
	2004
	2005
	2006
	
	
	

	North Irwell
	23,990
	22.5
	37,740
	31.2
	49,814
	35.9

	Lower Broughton
	25,781
	24.2
	43,678
	36.1
	51,527
	37.1

	Seedley / Langworthy
	16,352
	15.4
	26,252
	21.7
	46,434
	33.4

	Salford
	44,845
	42.1
	59,009
	48.8
	91,435
	65.9


3.30 The economic activity of many households occupying social housing is amongst the lowest in the country. Skills and educational attainment is poor and there are significant health inequalities across Central Salford. The extent and location of social housing provision in Central Salford is therefore significant.

3.31 New Deal for Communities will see £20 million being invested in the Central Salford area over the four years to 2011. This programme addresses a range of issues that are important locally including skills, safety, young people and health, making an all important change in local perceptions. Between 2002 and 2004 the number of local people satisfied with their area rose by 10% and the number of residents who felt their area had improved rose by 25%. Working with New Deal in the Charlestown and Lower Kersal areas is a key partnership responsibility for Salix Homes. We will continue to support the NDC programme via a service level agreement. Salix Homes' staff will be involved in Public Realm Investment and intensive housing management as part of master planning in the remaining investment areas.

3.32 The Central Salford Urban Regeneration Company (URC) is another major driving force for regeneration in Central Salford, taking in some of the City’s most deprived areas. It is a strong partnership of public and private interests co-ordinating key developments across the area including mediacity:UK and the planned relocation of the BBC, the redevelopment of the Chapel Street Corridor and the Central Salford Station. It focuses public investment strategically where it can generate most private investment and then spreads the benefit to Salford as a whole.

3.33 Another example is Salix Homes' involvement in the Pendleton Private Finance Initiative (PFI) Scheme and the Pendleton Area Action Plan (PAAP).

3.34 Salford City Council was successful in securing £102m in December 2006 (subject to approval of Outline Business Case) as part of Round 5 of the Government’s Private Finance Initiative. The PFI investment will see residents benefit from the extensive refurbishment of council-owned homes, with this funding acting as a lever to bring in further investment for the construction of new affordable homes for rent and sale and the transformation of under-used and vacant land.

3.35 Salford City Council's plans for a new Pendleton includes the refurbishment of approximately 1,200 homes, the building and re-provision of over 600 affordable new homes and improved community facilities.

3.36 Pendleton is at the heart of work being carried out by the Central Salford Urban Regeneration Company (URC) and is a major regeneration area for the Manchester and Salford Pathfinder (MSP). Identified as one of five transformation areas within Central Salford, Pendleton will become a place where focused investment will have the greatest potential for expanding the local economy.

3.37 To ensure that investment in social housing does not happen in isolation, the Council has embarked on the exciting Pendleton Area Action Plan. This process sets out the Council's vision for how Pendleton will look in years to come, and will guide the creation of a neighbourhood that has improved retail, leisure, health and welfare facilities.

3.38 Salix Homes is well placed to act on behalf of Salford City Council to manage the council homes within the Pendleton area until the PFI is up and running. We will continue to provide a housing management and day-to-day repairs service as part of this plan and support the Council in the engagement of the whole community in developing and agreeing plans for its regeneration.

Working in Partnership


3.39 Salix Homes’ Vision, Values and Aims are designed to be consistent with and support the Vision, Priorities, Objectives and Values of the Council.

3.40 To deliver this, partnership working is the key to success, both with Salford City Council and other agencies such as Greater Manchester Police, the Primary Care Trust, and Central Salford URC.

3.41 Salix Homes contributes to the Local Strategic Partnership (LSP) Partners In Salford which brings together the main public service providers in the city. The Partnership seeks to deliver dramatic service improvements by focussing on inequality between neighbourhoods in the city and between Salford and the rest of the country. It has recently adopted a Local Area Agreement (LAA) to improve key performance measures and Salix will commit fully to supporting the delivery of the LAA. 

3.42 Alongside the LSP are delivery partnerships the most relevant of which for Salix Homes is the Salford Housing Partnership which oversees the production and development of the Housing Strategy for the City.

3.43 Salix Homes’ Chair of the Board is a member of the Salford Housing Partnership, which in turn nominates a representative on the LSP. Our Chief Executive is a member of the Partnership Management Group working with senior representatives from other housing organisations in the city to develop and deliver the housing strategy.

3.44 The Housing Strategy will be reviewed during 2007 and Salix Homes will be fully engaged in this process. As part of the development of the Housing Strategy Salix Homes will contribute to the research and knowledge base used by the City Council. In turn Salix Homes will gain a better understanding of its customers, stakeholder and partner priorities and the City Council’s strategic objectives for housing; which in turn will shape our medium term vision and aims for our service.

3.45 In order to understand our communities better, Salix Homes is looking to introduce Neighbourhood Sustainability Indicators that will analyse local socio-economic conditions that may affect the popularity of a neighbourhood or an estate and also housing management performance. This will help us understand the reasons for improvement or decline, how serious the actual or potential problems are, predict long-term sustainability and identify options for improving or maintaining the viability of a neighbourhood or community.

3.46 Linked to this work, Salix Homes is developing a Community Regeneration Strategy which will set out how, as an organisation, we can help to improve the social and economic opportunities available to tenants and our wider customers.

3.47 Partnerships with other stakeholders (eg leaseholders, Tenant Management Organisations, Regeneration Agencies, University and Salford CVS) will be developed further and some work has already started in particular areas to improve consultation and deliver service improvements.

3.48 Crucial will be the work Salix Homes undertakes alongside and in partnership with private developers and RSL’s.  In addition to delivering agreed strategies and plans at the neighbourhood level Salix Homes will work closely with Salford City Council, private developers and RSL’s in community planning, identifying investment requirements such as Affordable Housing Programme and in enabling redevelopment.

Housing Connections Partnership

3.49 Housing Connections Partnership (HCP) is a ‘common service provider’ set up from 1st July 2007 by the City Council in partnership with key stakeholders to provide city wide community based housing support services across all tenures.

3.50 HCP will operate independent to but in partnership with the Council and other stakeholders as a ‘company wholly owned by the Salford City Council’. It will have its own legal status set out in Memorandum of Association, Articles of Association, with management agreements & customer services agreements or contracts in place. HCP will operate to a Board made up from 6 organisations and 2 tenant members and 4 customer/independent members. Salix Homes has 2 of these board member places, one as an organisation and one as a tenant member.

3.51 The organisation forms a key piece in the Housing Investment Options jigsaw and will play a major role in shaping and delivering the Housing Strategy for the city. 

3.52 Services provided by HCP cover:

· Choice Based Lettings

· Supported Tenancies, including Asylum Seekers and Furnished Tenancies

· Older People Services, including Care on Call, Sheltered and Warden service

· Burglary Reduction

· Housing advice and Support, including homelessness

· Disability Services and Adaptations

· Anti-social Behaviour and Mediation

3.53 Salix Homes will access a number of these through a negotiated contractual agreement, namely, choice based lettings, older people services and support on tackling anti-social behaviour and disability and adaptations provision. Others services may be negotiated as both Salix and HCP develop over the next 3 years.

3.54 A suite of performance indicators will be agreed for HCP services as part of our Performance Management Framework. This will enable Salix Homes to monitor service outcomes for customers and the value for money of the common service provider arrangements. Performance business meetings with HCP and Salford City Council will be held monthly. 

Salford City Council
3.55 Salix Homes recognises that Salford City Council is a key partner and it will be essential that effective arrangements and structures are developed over the coming months that achieve regular communication, opportunities for shared learning as well as a partnership approach to developing the aims and objectives of Salix Homes.

3.56 Opportunities will also be made available for elected members in the Central Salford area to engage with Salix Homes including an open invitation to attend a regular monthly liaison meeting with senior officers.  
4. SALIX HOMES

Governance Arrangements

4.1 The Council established a Shadow Board prior to the launch of Salix Homes which started meeting in October 2006. The Shadow Board has taken ownership of the Vision, Values and Aims of the organisation as well as initiating the Salix Way

4.2 The Board comprises four Tenant, four Independent and four Council Members. 
4.3 The full list of Shadow Board members is:

	Tenant Members
	Independent Members
	Council Members

	Michael Copple
	Phyllis Boardman
	Alan Clague

	John Cox (Deputy Chair)
	Bill Gill
	Janice Heywood 

	John Flynn
	Peter Marland
	Anne-Marie Humphries

	Monica Wilson
	Peter Styche O.B.E (Chair)
	Joe Murphy


4.4 The Board is committed to the delivery of high quality services to its customers, and it is committed to effective and robust governance arrangements and effective decision making processes.

Vision Aims and Values


4.5 In March 2007, the Board and staff met in a number of sessions to help shape the Vision, Values and Objectives of the organisation. These were also discussed with Customers during May 2007. The outcome of this work is as follows

4.6 The Vision Statement of Salix Homes is: 


‘More than just a place to live’

Working with people in Central Salford to become an

 excellent organisation that provides quality homes and services and helps to make

 neighbourhoods popular places to live and work


4.7 Our Aims are:


· Working with our partners to improve the choice of homes and tenures and to improve the environment around our customers’ homes

· Promoting respect and making neighbourhoods safe

· Helping to reduce inequalities in Central Salford

· Ensuring that the homes we manage meet the Decent Homes standard within agreed timescales

· Providing continuously improving services that meet the needs of all our customers and achieve value for money

· Becoming a 3 star, Arm’s Length Management Organisation (ALMO) in the top 25% for all key national performance indicators

4.8 The Values of Salix Homes are:

‘As an organisation we will place our customers at the centre of everything we do’

We will also:

· Be well managed and financially sound.

· Have well-trained, creative, empowered and valued staff that are encouraged to make a real difference to our customers’ lives.

· Be inclusive and recognise and value diversity.

· Work in partnership with our customers and communities and with other organisations to deliver noticeable improvements.

· Embrace new technologies to improve services and achieve more effective ways of working.

The Salix Way


4.9 In developing our Vision and Values the Board has placed customer care at the heart of the culture of Salford’s new ALMO. The Salix Way is how we will go about our business in Central Salford. We pride ourselves on our positive attitudes and behaviours which define our culture.


4.10 The Salix Way will be embedded over the coming months in our plans for developing Salix Homes and will become a key aspect of the training and development of staff our performance framework and our appraisal process. 

4.11 We want our staff and contractors to adopt and champion the following principles of customer care:

· Listen to our customers and respect what they are saying.

· Take ownership of the individual needs and requests of our customers with actions that seek to ‘get it right first time’.

· Deal with our customers quickly and keep them informed at all times.

· Negotiate and communicate with others on behalf of our customers.

· Support each other and be willing to try new things
· Learn from each other, our customers and from other organisations
· Become a champion for our neighbourhoods, customers and their communities.

4.12 The arrangement between Salix Homes and Salford City Council for delivering services is formally set out in the Management Agreement. The Board has responsibility for ensuring that the organisation complies with its own constitution, with company legislation and with the obligations placed on it by the Management Agreement.

4.13 The Board has worked hard at quickly establishing robust governance arrangements. The Board are working together on Board Member competencies and appraisal systems with an external facilitator.


4.14 The Board will also develop a Governance Development Strategy to assist improvement.


4.15 In order to carry out its responsibilities effectively, the Board has established four Committees with appropriate terms of reference to carry out work on its behalf in particular areas of activity:

· Performance

· Resources

· Regeneration

· Audit, Standards & Equalities

4.16 The Audit, Standards & Equalities Committee has an independent Chair who has been identified from the Central Salford BME community.


4.17 Each Committee has its own work plan and makes recommendations to the Board following review of matters within its area of responsibility. In addition, the Board has delegated tasks to the Committees. In the run up to the launch of Salix Homes Board Members were engaged in Task & Finish Groups established to manage a detailed Project Plan for a defined period of time. It is anticipated that the Board will continue to use these kinds of flexible working relationships as governance effectiveness evolves over time.


4.18 In addition to the Committees, Salix Homes has formed a Customer Consultation Panel.


4.19 Through this Panel, customers are engaged in consultation on services, investment plans and programmes and performance and making decisions about priorities. The Customer Consultation Panel will develop to have some budget responsibility for certain lines of environmental expenditure and can make recommendations to the Board.

5. STRATEGIC OBJECTIVES 2007/08
Maintaining performance and service delivery

5.1 Targets have been established for Salix Homes for 2007/08 with provisional forecast targets for 2008/09 and 2009/10. These can be found in Appendix 1. 

5.2 Salix Homes will operate during the next months alongside New Prospect Housing, Salford City Council’s other ALMO. Jointly the performance of both ALMOs will be monitored by the Council. In 2007/08 Salford’s Comprehensive Performance Assessment by the Audit Commission will be based entirely on performance indicators. Targets for both Salix Homes and New Prospect have been set to meet the Council’s expectations as well as the requirements of the Board.

5.3 To support our commitment to performance delivery a robust performance management framework has been put in place. This is detailed in section 5: Delivering Excellence.

Customer Services


5.4 Salix Homes is committed to maintaining the highest levels of performance and service delivery. Whilst Salix Homes will develop its medium-term strategic objectives during 2007/08, our preparation for launch included the handover of day-to-day delivery of key services from New Prospect Housing and the City Council.

5.5 Customer care and service access arrangements are extremely important to Salix Homes and these are continually reviewed. This is to ensure that customers come first and that all policies and procedures are customer focused. Service Standards have been published and are set out in a comprehensive Customer Handbook issued to all customers in July 2007.

5.6 We will be creating new opportunities to consult residents in 2007/08 and will establish a Leaseholder Forum to ensure the views of residents who have exercised the Right-to-Buy are not ignored. 

5.7  Customer representatives will be involved throughout the process of service reviews, including agreeing outcomes and reviewing Action Plans, so as to ensure that customer care standards and practices remain customer led.

5.8 
Our approach to Customer Relationship Management will be reviewed over the coming months including the service standards defined for ‘Salford Direct’, the contact centre service provided under the terms of a Service Level Agreement (SLA) with Salford City Council.   Improving access to services will be a key driver for a review generally of ICT and an exploration of an integrated technology solution linking our Customer Relationship Management with workflow and work force planning.

Customer Feedback

5.9 
As Salix Homes develops its services, feedback from customers will continue to be important for informing the business processed and ensuring that expectations are met.

5.10 Every complaint is an opportunity to learn how we can improve the service.  Complaints information will be used to inform service improvement and meet tenant’s expectations.  Regular reports are submitted to the Performance Committee to identify general trends by number and type of complaints, and to ensure that action is taken to improve services.

5.11 Customer feedback in relation to comments, informal complaints and compliments also makes a valuable contribution to organisational learning.  Our customer feedback policy covers our commitments and aims to achieve the following outputs:

· Salix Homes will have a clearer understanding of customer needs and demands, how services affect customers and what improvements are required

· Salix Homes will be able to respond faster to customer dissatisfaction and build upon areas of customer satisfaction

· Customer experience will be enhanced when using Salix Homes’ services

· There will be improved customer perception of Salix Homes’ services

5.12 Our Performance Management Framework will include managing complaints from customers in relation to the performance of contractors and partners.

Community Housing Service


5.13 Central Salford’s council estates are home to diverse communities; and as such, the organisation’s staff will provide culturally sensitive services to reflect the needs of the individuals and groups within these communities, with particular attention to vulnerable customers. This includes working positively and proactively with a range of support providers and partner agencies e.g. providing temporary accommodation for homeless applicants and asylum seekers.

5.14 The organisation provides a security / caretaking service for all multi-storey blocks and some low-rise flats within the area. This service will be reviewed during 2007 to ensure that flexibility, efficiency and service quality are maintained.

5.15 Housing Officers work with tenants and residents and engage with Council departments to ensure a multi-disciplinary approach to environmental management is a reality. Plans are being developed to strengthen these links, to co-ordinate the work better and publicise the outcomes.

5.16 Housing Officers provide a visible presence on the estates, talking to local residents and picking up on local issues and problems. Estate walkabouts are used as a valuable means of customer engagement. Caretakers are highly visible and accessible to residents. Staff also attend residents’ meetings and other forums where problems can be aired and issues addressed.

5.17 During 2007 Salix Homes will develop its Customer Inspectors Scheme. Tenants will be trained to carry out inspections to a variety of services, highlighting areas for improvement and where appropriate, praising good quality service delivery. Further training and work shadowing will be used to support the scheme.

5.18 Salix Homes has been delegated management responsibility for all garages and garage sites within the Central Salford area. 

5.19 Lettings staff provide an accurate and responsive service to transfer and housing applicants awarding priority and allocating properties fairly and sensitively and in accordance with the Council’s Allocation Policy. Staff have been working closely with Council colleagues during 2006 in reviewing the Council’s Allocation Policy to develop a new choice-based lettings service in Salford. Lettings staff will also play a key role in minimising the time taken to process and relet void properties.

5.20 In two specific areas, Salix Homes works with Tenant Management Organisations (TMO), Windsor and Albion and New Barracks. Salix Homes staff will continue to support and work closely with both TMOs. This will include establishing a local Performance Management Framework, including Action Plans to improve performance. 

5.21 Our Community Housing teams are providing responsive, accessible and customer-focused services across a range of specialist functions. These services will continue to be developed and improved through service-specific improvement plans.

Community Regeneration Service


5.22 Salford is a city in transformation. Building on a proud heritage the city is growing into its future as a thriving cultural, economic and residential location. The most apparent and inspirational transformation has begun in Central Salford and is underpinned by a proven track record in regeneration. 

5.23 The redevelopment of Salford Quays has created a world-class business and cultural area of both regional and national significance. The BBC’s move to mediacity:UK in Salford will bring significant investment to the city. Central Salford neighbourhoods which experienced housing market failure are now improving with some showing increasing house values.

5.24 As a Regeneration ALMO we see our role as delivering housing led renewal and regeneration initiatives that immediately benefit local people while simultaneously driving forward the economy of the city region. The city’s unemployment rate has fallen significantly in recent years. It now stands at 4.3%, more closely aligned with sub-regional, regional and national averages. There have been particularly sharp falls in unemployment in the areas of Ordsall, Broughton and Pendleton. 

5.25 While much has been done a great deal remains to be achieved. Central Salford has many opportunities, a great location, a great transport network, is part of the centre of a major conurbation and has strong public private partnerships with key sites ripe for development. Yet we are well aware that  we are still working in a city that experiences high levels of need with some of the most deprived communities in the country. 

5.26 The Manchester and Salford Pathfinder (MSP) is leading the revival of the housing market across the city. To September 2005 £35 million of Housing Market Renewal (HMR) funding has been used to delivery significant change including 2,000 homes refurbished, 700 properties acquired, over 1,100 new homes built and a further 2,500 under construction. Robust developer agreements that maximise leverage of private sector investment alongside public funding have been negotiated.

5.27 Salix Homes will contribute to and support MSP’s preparation and submission of the bid for continued funding for the Pathfinder programme. Its is anticipated that further funding will become available as part of the 2007/08 update. Salix Homes has been delegated the operational delivery of the Housing Market Renewal (HMR) teams from the City Council. The Pathfinder work will continue to be delivered in association with Manchester and Salford City Councils.

5.28 Salix Homes will develop a range of performance indicators and monitoring arrangements to manage its responsibilities for regeneration effectively. We recognise that there is already a performance management framework in place for the MSP which the City Council monitor. Salix Homes Board will also monitor the delivery of community regeneration projects our work on the housing market renewal programme.

5.29 Salix Homes is involved in supporting the Pendleton Area Action Plan (PAAP) . The PAAP provides a planning framework to stimulate regeneration in Pendelton where significant change is anticipated over the next 10 - 15 years. Stakeholders have already been engaged in establishing the vision and objectives for Pendlton and have identified the key areas of importance. In 2007/08 stakeholders will be consulted on a range of  preferred options for the area covering housing, education, the environment and transport. The outcome from this will be a draft area action plan which will be subject to consultation during 2008. The Pendleton PFI is a key driver of the PAAP in terms of housing options development and acting as a catalyst to attract further public and private investment. 

Investment


5.30 Salix Homes is responsible for providing a repairs service to customers that is efficient and cost effective.

5.31 Salix Homes is responsible for the repair and maintenance of all the dwellings in management and is required to manage the contractors appointed to carry out the required services to ensure that all the work is done to a high standard and complies with statutory contractual arrangements.

5.32 Customers will be engaged in consultation on repairs and maintenance and the capital programme through the Customer Consultation Panel. Salix Homes will publish service standards for both capital and responsive repairs. Residents can report repairs in a variety of ways including telephone, text, e-mail or letter and there is an appointments system. Salix Homes seeks feedback on all repairs, has a new tenant questionnaire, undertakes ongoing satisfaction surveys for repairs, improvements and other services and discusses issues and service delivery in a Repairs and Improvements Task Group.

5.33 Salix Homes works hard to minimise the number of properties that are empty at any one time and seeks to minimise the time taken to process and relet void properties, ensuring that rent loss is minimised. A process improvement review is being carried out on void management with the aim of significantly improving our performance. This will also include a co-ordinated way of collecting satisfaction data and information at both termination and post-let stage.

5.34 The responsive and void repairs service is delivered through a contract with Jackson Lloyd Ltd, a private company. The relationship with Jackson Lloyd will be developed during 2007/08 to ensure the service follows modern procurement and partnering methods, can demonstrate continuous improvement and improved customer satisfaction.  Savills have been appointed to work with both Salix Homes and Jackson Lloyd to facilitate the change to a partnering based relationship and improved customer satisfaction.

5.35 Gas servicing to Salix Homes properties is undertaken by Apollo Ltd, a private company.  During 2007/08 the gas servicing contract will be reprocured, again following modern procurement and partnering methods.

5.36 Keepmoat PLC (Brammalls Construction Ltd) has been appointed as Salix Homes’ and the Council’s preferred partner for planned maintenance for the next 12 months.  During 2007/08 Salix Homes will undertake a procurement exercise involving our customers to identify a longer term partnering arrangement for the delivery of future Decent Homes work for all Salix Homes’ properties. 

5.37 As a founder member of GM Procure, Salix Homes will continue to work with the Government’s National Change Agent (NCA) in considering the role GM Procure could play in delivering future planned maintenance programmes including the Decent Homes programme beyond 2008/09.

5.38 A stock condition survey was commissioned from Savills in April 2006 using a large sample of properties and allowing Salix Homes to update its Investment Plan and facilitate the Building Cost Model review.

5.39 The surveys, which were completed by September 2006, also collected additional information, which will assist with compliance of asbestos legislation and the Regulatory Reform Order (Fire), particularly applicable to the communal areas of flats.

5.40 The procurement exercises and further surveys will ensure Value for Money and efficiencies for future programmes. These contracts open up further exciting prospects for partnership working, innovation and service improvement. Building cost inflation should be mitigated by appointed contractors being able to streamline working practices and achieve efficiencies through the longer contract periods offered.

5.41 Salix Homes is responsible for the delivery of a private sector capital programme in Central Salford. Made up of contributions from the Housing Market Renewal Fund, New Deal for Communities funding and council’s own capital contributions, Salix Homes will be working closely with Urban Vision, Seddons Ltd and Crudens Ltd to deliver this programme.

5.42 Clearly defined working and contractual relationships will be developed between Salix Homes and the companies appointed previously by the council to support the delivery of the private sector capital programme during 2007/08, together with opportunities for linking procurement and project management across  both programmes to achieve greater value for money. 

5.43 The proposed 2007/08 Public and Private Sector Capital Programme for Central Salford is outlined at Appendix 2. Salix Homes will be working with New Prospect’s Housing and the City Council to coordinate the whole capital programme which will ensure the effective use of resources in the delivery of the City Councils programme of investment. As part of this Salix Homes will be a member of the Capital Programme Monitoring Group.

5.44 Throughout all the major programmes of work, the procurement strategy is designed to achieve the recommendations and objectives of the Construction Task Force in Sir John Egan’s ‘Rethinking Construction’ report. This will be realised by:

· reducing capital and whole life costs through the use of value engineering; 

· early involvement of the supply chain
 and contractor;

· the benefits of economy of scale;

· sharing innovation and best practice between partners.

Rent Income Collection


5.45  Salix Homes does not receive the rental income from the properties it manages but carries out the rent collection and arrears recovery on behalf of the Council together with the collection of other charges where appropriate.

5.46  Given that income will reduce year-on-year in line with the number of properties in management and efficiency savings, detailed control over expenditure, and particularly reductions in fixed overheads, is extremely important.

5.47 In controlling rental income Salix Homes treats customers fairly. This includes providing appropriate support, debt counselling and making affordable repayment arrangements. Where customers do not pay, Salix Homes will take appropriate action in accordance with the relevant policies and procedures, with particular regard to exploring all homelessness prevention and support services, maintaining liaison with Housing Connections Partnership Ltd and seeking to avoid instigating possession proceedings. However Salix Homes will seek possession in the case of to tackle persistent non-payment of rent.

Information, Communications Technology

5.48 Salix Homes will develop a new Information and Communications (ICT) Strategy during 2007/08. The thrust of the strategy will be to harness new systems and technologies to improve performance and deliver better services to the customers of Salix Homes. These improvements will be an integral part of the efficiency and value for money programme achieved through our investment in this area.

5.49  The key themes of the strategy will be to:

· review of all Salix Homes ICT applications servicing community housing management, investment, regeneration and back office systems. This review will consider how to integrate applications to improve service to customers and information provision

· ensure infrastructure and desk top applications are robust and accessible to all Salix Homes staff– especially to staff not normally based at an office

· develop intranet and internet sites to make these major communication and access points effective, contributing fully to high performance.

· ensure Salix Homes receives the best outcomes from changes in ICT technology to make the service delivery and operations efficient whilst only investing in proven technologies. 

5.50 Other projects will be progressed as resources allow, but the priority through 2007-08 will be to properly stabilise and embed an ICT solution, as well as to review associated working practices. 

5.51  Keeping pace with changes in technology is a key part of the Strategy ensuring the organisation gets the best out of what is available to make the operations and service delivery more efficient, whilst only investing in proven technology. Research is planned looking at further use of remote working, document scanning and website multimedia among others.

Staff Development


5.52 The Executive Management Team was created to reflect the managerial needs of the organisation and to provide sufficient flexibility to meet the challenges ahead. The Executive Management Team provides the executive support to the Board, its Committees and the Customer Consultation Panel.

5.53 A structure chart of the Executive Management Team and the supporting organisational directorates can be found at  Appendix 3.

5.54 Salix Homes has 236 staff.  The staffing structure was devised in order to enable the organisation to successfully deliver this plan. The structure will be regularly reviewed to ensure it supports the service delivery of the organisation.

5.55 As a service organisation, the quality of our business relies on the quality of our largest asset our staff. All staff of Salix Homes have signed up to the Vision and Values of Salix Homes demonstrating their commitment to delivering the Aims and Objectives of the organisation.

5.56 Staff previously working for New Prospect Housing and Salford City Council in providing the functions of Salix Homes transferred to the new organisation on 1st July 2007 under TUPE (Transfer of Undertakings Protection of Employment). In addition staff with new skills, knowledge and expertise has been recruited to join Salix Homes on 1st July 2007. 
5.57 To deliver excellent services Salix needs the right staff with the right skills and attributes, in the right job at the right time.  To do this we will develop a Pay and Workforce Strategy to allow Salix’s workforce to rise to the challenges of establishing a new organisation. The Strategy identifies the following five priority areas:

· Developing the organisation

· Developing leadership capacity

· Developing workforce skills and capabilities

· Resourcing recruitment and retention

· Pay and Rewards

5.58 The major focus of the Pay and Workforce Strategy is organisational development.  Many of the changes required within Salix Homes' workforce are cultural and cut across every directorate.  Reforming the way we work is the responsibility of the entire organisation not just a task of the HR team.  The changes that are required will only happen when people at all levels are on board. The Pay and Workforce Strategy will prepare Salix Homes for organisational transformation over the next three years. 

5.59 The success of Salix Homes depends heavily on the attitude, skills and knowledge of our staff.  Salix will have an effective and comprehensive approach to people management and development that includes leadership and skills development, good equality practices, active recruitment and the benefits of a total rewards package. 

5.60 The Pay and Workforce Strategy will be an integral part of the overall Performance Management Framework for Salix Homes and begins to establish Salix Homes as a regionally recognised centre of excellence for staff progression and learning.

5.61 In order to provide an environment that enables our staff to deliver the strategic objectives of the organisation we aim to establish:

· a safe working environment that meets all accepted standards;

· a fair working environment in which our staff reflect our community and where all possible barriers to discrimination are removed;

· a supportive working environment in which staff can receive support when they need it;

· a learning organisation that trains and develops staff to meet the challenges ahead;

· a culture of openness in management;

· leadership developed throughout the organisation.

5.62 Team working is a major feature of the organisation, both within and between Directorates. The teams are recognised as a key place for communication. Project or Theme Groups have been established across teams, some involving external partners to address particular topics. Some groups will be ongoing, whilst others are time limited for the duration of a project.

· Communication

· The Salix Way

· Equality and Diversity

· Value for Money

· Regeneration and Asset Management

· Voids

· Health & Safety

5.63 These groups will link to Board Committees and the Customer Consultation Panel in a cross cutting framework that maximizes the contribution of all critical parts of our business: customers, staff, and Board members. Stakeholders will also be drawn into the business to further develop this creative approach to team working.

5.64 The organisation welcomes the formal structuring of relations with the staff in the Joint Consultative Committee Agreement with the Trade Unions and sees this as a partnership of sharing issues and opportunities.

5.65 Central to our Values, staff and services is the promotion of equality and diversity. Salix Homes recognises that equality and diversity will lead to:

· culturally sensitive services that are responsive to the needs of communities;

· a workforce that is representative of the community;

· a commitment to participation by all.

5.66 We will develop an Equality & Diversity Strategy that sets out our overall commitment. This will also link our policy for service provision with that for employment. As part of its general commitment to equality in all its operations, the organisation has set a target to achieve Level 3 of the Equality Standard during 2007-08.

Communication


5.67 Effective communication is vital throughout the organisation. Staff briefings including the ‘Salix Way’ team brief will be held monthly to communicate key messages consistently, break down barriers and work on particular issues. A number of staff will be appointed to act as Communication Champions to help aid the flow of information around the organisation.

5.68 The organisation’s Marketing & Communication Strategy has been developed in 2007 to support and publicise Salix Homes’ activities within local communities and beyond. Internal and external communications continue to be developed to ensure greater consistency and quality, including timelier updating and management of both the corporate web-site and the staff intranet.

5.69 A new magazine ‘Limelight’ has been developed to communicate effectively with our customers. Tenant, Leaseholder and Resident versions of Limelight will be published to target our key customer audiences.

5.70 In recognition of the importance of its partnership with the Council, Salix Homes will also ensure regular communication with the Council corporately, elected members and with the Council’s Cabinet other committees as appropriate.

6. DELIVERING EXCELLENCE

A strategy for Achieving Excellence

6.1 Salix Homes is committed to the delivery of excellent services and to satisfy the Audit Commission’s definition of excellence, in its Key Lines of Enquiry,  which is:

(An excellent service) “delivers well above minimum requirements for users, is highly cost-effective and fully contributes to the achievement of wider outcomes for the community”

6.2 We will produce a Strategy for Achieving Excellence that will provide a framework for becoming a three star (excellent) ALMO.

Performance Management Framework


6.3 Performance Management in Salix Homes will be continuously developed to measure, monitor and manage excellent service delivery. We have taken the Audit Commission definition and have converted this into three parts:

· Excellent service experience and outcomes for our customers

· Effective, Efficient and Economic service provision

· Engagement, influence and involvement in delivering outcomes for the community

6.4 To measure the performance of the organisation, both for accountability and service improvement purposes, a Performance Management Framework will be developed.

6.5 The Framework will draw together all the performance measures that are required for monitoring by the Council and Audit Commission to ensure that Salix Homes is delivering on its promises and commitments in this Plan, as well as other local indicators that have been agreed by the Board to measure service delivery.

6.6 The Performance Management Framework is illustrated in Appendix 6.

6.7 Performance is scrutinised regularly to ensure that the organisation maintains standards and strives for continuous improvement in all service areas. 

6.8 The Framework is based on a comprehensive range of Best Value and Local Key Performance Indicators. The Board has set targets against relevant performance indicators. The key targets the Council will monitor which have been agreed Sal is dedicated to improve performance across the range of indicators and strives over time to achieve top quartile performance in all its measures.

6.9 The key corporate indicators for 2007-08 with targets where relevant are set out in Appendix 1.

6.10 The Framework also includes comparative data on the performance of the top performing ALMOs. Salix Homes has a clear aim to be in the top 25% of best performing organisations. The organisation is a member of the Housemark ALMO Benchmarking and the Rent and Repairs Excellence Networks.

6.11 Salix Homes will establish a programme of Best Value Reviews during 2007/08 to ensure that it is receiving value for money from the services it purchases and that they meet the aspirations of tenants, leaseholders and other customers.

Business Planning Process and cycle

6.12 Specific performance measures are not the only way for the organisation to measure activity. A system of Directorate Action Plans is being developed, linked to Strategic Objectives, for all services across the organisation.

6.13 These plans are formed directly from the business strategies which sit behind the strategic objectives for the organisation. The Direcotrate Action Plans link to Team Service Improvement Plans which are regularly monitored by teams. These plans are built up from business priorities and aspirations to provide a “golden thread” through from the Business and Delivery Plan to Teams and down to individual staff. 

6.14 This critical path of ownership and empowerment across the organisation to deliver actions, which when aggregated together make a real difference for customers, forms the back bone of the Performance Management Framework.  Staff appraisals and one-to-one meetings build on the Service Improvement Plans to develop personal development and action plans.

6.15 The Team Service Improvement Plans collectively incorporate all the elements of the Delivery Plan which encompass the work required to move the organisation forward in terms of its overall performance. Appendix 4 shows how the Business and Delivery Plan cycle operates annually.

6.16 As the first step in shaping the future of the organisation, we will assess where improvements are required in our services. These ‘Steps to Excellence’ have been identified in Appendix 5.

6.17 From these opportunities and plans, together with priorities of individuals and Teams, runs a common thread linked to the delivery of the Vision Aims and Objectives of Salix Homes, making Central Salford ‘more than just a place to live’.
7. RESOURCES


Management Fee (income & expenditure)


7.1 While the Council has delegated the management and maintenance of its properties in Central Salford to Salix Homes, it has retained overall responsibility for the Housing Revenue Account (HRA) and reporting on its management and performance to Central Government.

7.2 Salix Homes is required to report to the Council on all its financial issues and its capital investment programme via monthly financial review meetings, along with review and monitoring of its ongoing and out-turn financial position. 

7.3 Salix’s Management Fee income for 2007-08 (9 months) is £9.84m.  From 2008-09 onwards the Management Fee reflects the reduction in stock arising from expected Right-to-Buy sales and demolitions, together with changes in inflation and efficiency gains. 

7.4 At this time, Salix will only manage day-to-day repairs.  The Council have agreed that Salix Homes takes responsibility for the repairs and maintenance budgets from September 2007.

7.5 The table below displays the forecast for Salix Homes for 2007-08 (9 months) and 2008-09.  

	
	
	2007/08 
	2008/9

	
	
	(9 months)
	(full year)

	
	
	£000
	£000

	Expenditure
	
	
	

	Salaries & Other Employee Expenses
	
	5,332
	6,957

	Services & Supplies
	
	2,951
	3,851

	Service Level Agreements
	
	1,553
	2,025

	Total Expenditure
	
	9,836
	12,833

	
	
	
	

	Homes (average over the year):
	
	10,713
	10,536


7.6 We have agreed (with SCC) that there should a materiality element in respect to the Management Fee.  This will be £100,000, i.e. we would only discuss changes in the Fee if there is a variation of plus or minus this figure in our Forecast Out-turn or those SLA costs which have not been finalised.
Managing Resources
7.7 Detailed financial management reporting will take place each month to ensure that budget holders receive the requisite information to assist in expenditure control.  In addition, these reports are reviewed by the Executive Management Team and the Performance Committee on a monthly basis. The Board will receive quarterly financial information updates.

7.8 Salix Homes’ internal auditors will be the Audit and Risk Management Team of Salford City Council acting under a Service Level Agreement.  The external auditors will be selected from a substantial firm with knowledge of the housing sector; they will be chosen through a tender process in July 2007.  The whole audit process will be overseen by the Audit, Standards and Equalities Committee

7.9 The Audit, Standards and Equalities Committee will also monitor the Risk Management Plan and develop a Risk Management Strategy during 2007/08. 

Value for Money


7.10 Value for money is embedded in Salix Homes’ Business Planning process, which recognises that co-ordination needs to be developed between financial planning and service planning through a combination of:

· Maintaining the same level of service while reducing the resource input;

· Achieving more outputs, such as improved quality or quantity of service for the same resources;

· Remodelling service provision to enable better outcomes, particularly quality.

7.11 To further assist in the review of expenditure, Salix Homes has agreed a strategy to continually seek to improve the efficiency with which it delivers directly managed services.

7.12 Salix Homes will develop its own Gershon Annual Efficiency Statement as part of its overall Value for Money Strategy. The Statement will set out targets for delivering efficiency gains of at least 3% per annum.

7.13 In addition, Salix Homes will contribute to efficiency savings to the Council through the capital procurement of building supplies through partnering agreements and development of a procurement strategy for goods and services.

7.14 All the initial Service Level Agreements will have to demonstrate:

· How the service will contribute to Salix Homes achieving at least two stars

· How will it enable efficiency savings

· How it will provide a quality service to match our own

· How it will add value to the organisation

7.15 A programme of Service Level Agreement reviews, in relation to services procured from the Council, will be undertaken during 2007-08 to ensure Best Value.  This will include benchmarking or market testing the costs where this is appropriate. These charges for “bought-in” services, together with salaries, form the major items of expenditure.

7.16 Named staff members have been tasked to renegotiate their respective Service Level Agreements over the next nine months (to end March 2008).  This renegotiation may conclude that the optimum service is procured from outside the Council’s resources.  The agreements which will be subject to renegotiation are:

	Service Provider
	Service Level Agreement

	Environment Directorate
	Refuse Collection

	
	Street Cleaning

	Customer & Support Services Directorate
	Accountancy Advice & Assistance

	
	Debtor & Creditor Processes

	
	SAP System Management

	
	Legal Services

	
	ICT Services (including Housing Management systems and the Call-Centre)

	
	Marketing & PR


7.17 The development of the ICT strategy and consequent improvements in business processes will also contribute to efficiency savings and value for money.

7.18 Salix Homes was established as a Company Limited by Guarantee.  It will not pay dividends to its single shareholder, Salford City Council; it is intended that any year-end surplus will be reinvested thus ensuring resources are optimised towards achieving the Decent Homes Standard and providing quality services. As such, subject to the Management Agreement any over/under-spending on delegated budgets is carried forward to the following financial year and their use will be agreed following discussion between the Salix Homes and Salford City Council. A framework will be established to allow for any in-year projects to be allocated resources from surpluses or efficiencies. 

Risk management

7.19 The high level risk management plan is shown in appendix 8. It represents the nine identified top risks facing Salix Homes at the current time and the actions being taken to mitigate the risk, the current status and situation. A Risk Management Strategy will be developed during 2007/08.

7.20 The major risks to Salix Homes are from the possibility of 

· Delays to set up due to Section 27 not being approved in time by Communities and Local Government (CLG), lack of agreement to the management fee and a range of other delays

· Funding not being available. This could be due to not achieving the two star rating therefore funding not being released or HMR funding declining in future years.


7.21 Strategies have been put in place through project plans to ensure that the risks are being managed and the Risk Management Plan will be reported to Board on a regular basis.

8. RELEASING THE POTENTIAL

Developing longer term strategic objectives 

Vision and Aims

8.1 Our Vision and Aims will be used to shape our longer term strategic objectives over the coming months. Our strategic objectives will form a key part of the Business Planning Framework for Salix Homes. These objectives will demonstrate how we will meet the Aims and Vision for the company and will be supported by a range of key business strategies. These strategies will address specific business areas for example:

· Asset Management

· Neighbourhood Management

· Regeneration

· Information, Communication Technology

8.2 In addition we will develop cross cutting strategies which address key themes in Salix Homes, for example:

· Access to Services

· Equality & Diversity

· Customer Engagement

· Value for Money

The Salix Way

8.3 There are a range of new and different approaches that we will employ to establish and develop the culture of Salix Homes. We have already introduced the Salix Way ‘ethos’ for customer care and service provision. We will develop this over the coming months to give our staff the attitudes and behaviours that will support a step change in customer focus within the organisation. This ‘framework for culture’ within the business will be tightly linked to the training and development plans we introduce for staff and a new Performance Appraisal Scheme.

8.4 Salix Homes appraisal scheme provides a formal framework, which enables both line managers and staff to take an overall view of the work of the member of staff to assess performance, provide a framework for improvement, and support career aspirations within the context of the organisations priorities and strategic objectives. 

Central Salford’s New ALMO 

8.5 As a new Regeneration ALMO in Central Salford we recognise that there is a lot of work to be done in our first 9 months of operation to establish the contacts and networks with partners and stakeholders we will need to deliver our strategic objectives. This will be a priority for us during the period of this first Delivery Plan.

8.6 Much of the Business and Delivery Plan has been formulated around the achievement of the organisation’s Vision and Aims, fulfilling the requirements of the Council and delivering the Decent Homes programme on the Council’s properties in Central Salford.

8.7 Salix Homes needs to think about itself in the future and how it could shape the services it provides. This will enable the organisation to be in a position to work with the Council, in due course, on discussions about the next steps and further potential delegation of functions. 

8.8 During 2007/08 we will fully engage staff, customers, Salford City Council and other stakeholders in strategic thinking for the future.

Focus on neighbourhoods

8.9 A medium term strategic objective will be a focus on neighbourhoods which are more than just a place to live. Community is much more than bricks and mortar. We recognise a real responsibility for maintaining neighbourhoods as places where people want to live but also want to work and relax.

8.10 We have a stated aim to work in partnership with customers, staff, Board, partners, the Council to deliver this objective and we will develop a new framework of participation with customers to realise this aim.

8.11 We want customers to be at the heart of our planning to help us shape our services to best fit the places where they live. This is much more than delivering decent homes its all about decent, sustainable communities.

Focus on Decent Communities 


8.12 We know that radical solutions are needed to transform some of our most deprived neighbourhoods. That means we need to harness the energy and direction of the decent homes programme and the potential of our resources to create decent communities not just decent homes. Combining funding streams and working with other agencies to really raise the quality of life for all.

8.13 This takes time to get right. We need to be flexible to allow customers to work with us and the City Council to decide what their local community really needs.  We are already engaged in major transformations of our estates and it is clear that we could secure better communities, and so better long term value for money by taking a little longer than 2010 to deliver decent homes. We will work in partnership with Salford City Council, Communities and Local Government and the Audit Commission to develop Decent Communities in Central Salford.

Releasing the Potential

8.14 Salix Homes believes that it is in a strong position to be at the leading-edge of housing innovation and change.  We will do this in partnership with our customers and the City Council.  We support strongly the principle of Decent Communities not just Decent Homes and as a new kind of ALMO we feel we are ideally placed to deliver this for Central Salford, and to release the potential at the heart of our great city.

[image: image5.png]salix hs% mes



[image: image6.png]salix has :mes

eeeeeee



Appendix 1 - Performance Targets 2007-08

	PI Ref
	CPA?
	Definition
	CITY

 Actual 2006/07


	SALIX HOMES

2006/07 actual
	SALIX HOMES Targets
	Met

Quartiles
	CPA threshold info. 2005
	Reporting frequency

	
	
	
	
	
	07/08
	08/09
	09/10
	
	
	

	BVPI 63


	YES

H11
	The average SAP rating of local authority dwellings
	61
	63
	64
	64
	65
	N/A
	U65

L57


	Annually

	BVPI 66a
	YES
	Rent collected by the local authority as a proportion of rents owed on Housing Revenue Account  (HRA) dwellings 
	96.67%
	97.00%
	97.0%
	97.7%
	98.2%
	UQ

97.82%
	U98.2%

L96.18%


	Monthly using stepped target

	BVPI 66b
	NO
	The number of local authority tenants with more than seven weeks of gross) rent arrears as a percentage of the total number of council tenants
	8.11%
	6.75%
	6.75%
	5.5%
	4.3%
	UQ

4.39%
	N/A
	Monthly

	BVPI 66c
	NO
	Percentage of local authority tenants in arrears who have had Notices Seeking Possession Served during the Financial Year
	24.35%
	34.67%
	40%
	30%
	25%
	UQ

26.05%
	N/A
	Monthly

	BVPI 66d
	NO
	Percentage of local authority tenants evicted as a result of rent arrears


	0.40%
	0.44%
	0.50%
	0.40%
	0.35%
	UQ

0.37%
	N/A
	Monthly


	PI Ref
	CPA?
	Definition
	2006/07

CITY

 actual
	2006/07 SALIX HOMES

actual
	SALIX HOMES Targets
	Met Quartiles

05
	CPA threshold info. 2005
	Reporting frequency

	
	
	
	
	
	07/08
	08/09
	09/10
	
	
	

	BVPI 74a
	YES

H12
	The percentage of all council tenants, or a representative sample of council tenants, stating that they are satisfied with the overall service provided by their landlord when surveyed
	78%
	78%
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	82%
	UQ 78.75%
	U92.5%

L84.1%
	Annually

	BVPI 74b
	NO
	Satisfaction of ethnic minority local authority tenants (excluding white minority tenants) with the overall service provided by their landlord
	69%
	69%
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	82%
	UQ

75.25%
	National ALMO’s 2004/05

U 76.00%

M 71.75%

L 64.50%


	Annually

	BVPI 74c
	NO
	Satisfaction of non-ethnic minority local authority tenants with the overall service provided by their landlord
	78%
	78%
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	82%
	UQ

78%
	National ALMO’s 2004/05

U 83.20

M 76.00
L 72.68


	Annually

	BVPI 164
	YES

H10


	CRE Code for Rented Housing
	YES
	YES
	YES
	YES
	YES
	N/A
	N/A
	Annually


	PI Ref
	CPA?
	Definition
	2006/07

CITY

 actual
	2006/07 SALIX HOMES

actual
	SALIX HOMES Targets
	Met Quartiles

05
	CPA threshold info. 2005
	Reporting frequency

	
	
	
	
	
	07/08
	08/09
	09/10
	
	
	

	BVPI 184a
	YES

H1
	The proportion of non-decent LA homes
	53%
	62%
	62%
	62%*
	62%*
	TBC
	U16%

L47%


	Annually

	BVPI 184b
	YES

H2
	The% of change in the proportion of non-decent houses between 1st April in one year to 1st April the year after
	4.4%
	2.0%
	7.6%
	7.6%*
	7.6%*
	TBC
	U23.8%

L3.5%


	Annually

	BVPI 212
	YES
	Average time taken to re-let local authority housing.
	40

 days
	45

 days
	54 days
	38 days
	34

days
	UQ 41 days
	U34.2 days

 L54.5 days
	Monthly

	H4
	YES

H4
	The percentage of urgent repairs completed within Government time limits                      
	99%
	99%
	99%
	99%
	99.5%
	N/A
	 U97%

L88%
	Monthly

	H5
	YES

H5
	The average time taken to complete non-urgent responsive repairs (days)
	11 days
	11 days
	10 days
	10 days
	10 days
	N/A
	U11 days L24 days


	Monthly

	LPI (d)
	NO
	Arrears cash amount
	£2,351,728
	£964,209
	£1001k
	£920K
	£840k
	N/A
	N/A
	Monthly

	* Targets reflect the level of funding available in 2007/08


Appendix 2 – Capital Programme for Central Salford 

	Decent Homes Works 2007/08

	

	Estate
	No. Properties
	Element
	ALMO

	
	
	
	

	Albion Towers
	100
	Heating 
	£231,000

	Revised GM Procure
	100
	Electric 
	£220,000

	 
	100
	Kitchen 
	£242,000

	 
	100
	Bathroom 
	£143,000

	 
	100
	Asbestos provision 
	£100,000

	 
	
	 
	 

	Gerald Road
	164
	Bathroom 
	£234,520

	 
	
	 
	 

	Lower Broughton 6/7 (Phase 1)
	114
	Bathroom 
	£163,020

	 
	
	 
	 

	Higher Broughton 4 (Phase1)
	142
	Bathroom 
	£203,060

	 
	
	 
	 

	Hamilton Gardens
	78
	Bathroom 
	£111,540

	 
	
	 
	 

	Beechfarm Phase 2
	85
	Structural Repairs
	£277,400

	 
	85
	Heating 
	£340,000

	 
	85
	Electrical 
	£199,750

	 
	85
	Kitchens 
	£261,375

	 
	
	 
	 

	Littleton Road Phase 4
	40
	Prior to Paint 
	£160,000

	 
	40
	Kitchens 
	£123,000

	 
	40
	Electrical 
	£94,000

	 
	40
	Bathrooms 
	£92,000

	 
	40
	Heating
	£160,000

	
	
	Total
	£     3,355,665 


	Decent Homes Works 2007/08
	

	Estate
	No. Properties
	Element
	ALMO

	 
	 
	 
	 

	Higher Broughton 4 (Phase 2)
	196
	Heating
	£452,760

	Revised GM Procure
	196
	Electric
	£431,200

	 
	196
	Kitchen 
	£474,320

	 
	196
	Bathroom
	£280,280

	 
	
	 
	 

	Lower Broughton 6/7 (Phase 2)
	140
	Heating 
	£323,400

	Revised GM Procure
	140
	Electric
	£308,000

	 
	140
	Kitchen 
	£338,800

	 
	140
	Bathroom 
	£200,200

	
	
	
	

	Longbow Court
	46
	Emergency / Communal Lighting
	 

	 
	
	 
	 

	Springbank (Sheltered)
	 
	Decent Homes Works and General Refurbishment
	£150,000

	 
	 
	 
	 

	 
	 
	Total
	£     2,958,960 


	Referred Maintenance Works 2007/08
	

	Estate
	No. Properties
	Element
	ALMO

	
	
	
	

	Nine Acre Court
	131
	Structural repairs
	£2,450,000

	 
	
	Prior to Paint / Internal Painting
	 

	 
	
	 
	 

	Whitefriars Court
	81
	Structural repairs
	£1,375,000

	 
	
	Prior to Paint / Internal Painting
	 

	 
	
	 
	 

	Surveys to be agreed
	
	Abseil Surveys
	£1,845

	 
	
	 
	 

	Rainsough Brow
	11
	Heating Replacement
	£27,500

	 
	
	 
	 

	Ascot Court
	
	Asbestos Removal and Communal 
	£100,000

	 
	
	Lighting and TV system
	 

	 
	
	 
	 

	Moss Meadow
	48
	Internal / Communal Lighting
	£40,000

	 
	 
	 
	 

	 
	 
	Total
	£     3,994,345 

	


	Specialist planned works 2007/08
	

	Estate
	No. Properties
	Element
	ALMO

	
	
	
	

	City
	 
	Small Scale Stock Options, Structural Repairs and RTB "buy back"
	£456,000

	 
	 
	 
	 

	City 
	 
	Reactive Decent Homes Elements
	£190,000

	 
	 
	 
	 

	City 
	 
	Satellite
	£38,000

	 
	 
	 
	 

	City
	 
	CCTV
	£165,000

	 
	 
	 
	 

	City
	 
	Replacement of Door Entry Systems - High Rise (3 Phases)
	£245,000

	 
	 
	 
	 

	City 
	 
	Insulation
	£60,000

	 
	 
	 
	 

	City
	 
	Emergency Lighting (Phase 2 of 4)
	£56,000

	 
	 
	 
	 

	City
	 
	Community Housing 
	£100,000

	 
	 
	 
	 

	City
	 
	Adhoc TMO component replacement
	£100,000

	 
	 
	 
	 

	 
	 
	Total
	£1,410,000

	
	
	
	

	
	Total  Homes
	
	

	 
	 3199
	Total of all elements in Programme
	£11,718,970


The Housing Connections Partnership will manage other public sector capital programme expenditure elements in Central Salford for example Disabled Facilities Grants and the Burglary Reduction Initiative.

Private Sector Capital Programme

	Area Based Activity 2007/08

	Higher Broughton


	£9,652,000



	Lower Broughton


	£3,258,000



	Claremont/Weaste


	£3,518,000



	Enterprise Park


	£825,000



	Seedley/Langworthy 


	 £10,030,000



	New Deal/North Irwell


	£3,535,000



	Total


	£27,283,000




	City Wide Activity 2007/08

	Home Improvement Agencies/Vulnerable Private Sector Tenants 


	£100,000



	 Handy Person Scheme


	 £50,000



	Total


	£150,000





	Non Area Based Activity 2007/08

	Weaste Master Plan


	£30,000



	Islington Master Plan


	£75,000



	Salford Assisting Families Project


	£500,000



	Private Rented Sector (Capital element) 


	£200,000



	Streetscape/Environmental Improvements


	       £25,000



	Total


	£830,000




Appendix 3 - Staff Structure 2007-08

Appendix 4 - Business Planning Cycle 


	Appendix 5 – Steps to Excellence 2007/08
	Lead
	Completion
	Outcomes

	Develop and Implement the Salix Way and establish the Salix Homes brand

	Marketing and Communication Strategy
	AL
	July 2007
	Clear protocols for media management agreed with SCC

	Develop a Pay and Workforce Strategy
	AH
	September  2008
	Framework implemented for staff development and training

	Review access to services through local offices and Salford Direct
	KM
	March 2008
	Customer agreed access arrangements 

	Improve performance and commence the Steps to Excellence

	Establish a Business Planning Framework
	AL
	July 2007
	Processes in place to shape business plan 2008/2012

	Performance Management Framework
	AL
	September 2007
	Effective performance management culture embedded

	Governance Improvement Strategy
	AH
	March 2008
	Effective governance arrangements and processes in place

	Voids Improvement Strategy
	KM
	March 2008
	All long term voids in Central Salford relet 

	Deliver Value for Money and improve efficiencies

	Undertake a programme to review service level agreements and external contracts 
	KM/ JW
	March 2008
	Increased value for money and improved services

	Review services with Housing Connections Partnership and agree an improvement plan
	KM
	March 2008
	Improved working relationship with HCP and improved services to customers

	Review ICT support systems and develop an Information and Communication Technology (ICT) Strategy
	HV
	March 2008
	ICT requirement s identified. Costed plans in place

	Embedding Value for Money and review of annual efficiency statement
	HV
	March 2008
	Public Value outcomes identified

	Procurement Strategy
	HV
	March 2008
	Procurement plans in place for goods, services, Capital Repairs, day to day repairs and gas servicing

	Deliver decent communities

	Asset Management Strategy
	JW
	March 2008
	Strategy for Asset Management  services in place

	Community Regeneration Strategy
	JW
	March 2008
	Strategy for Community Regeneration in place

	Embed equality and diversity standards in all the ways we work and work towards reducing inequality in Central Salford

	Equality and Diversity Strategy
	KM
	September  2007
	New Strategy with actions to deliver Local Government Equality Standard in place

	Maximise customer involvement and engagement in service development and performance management

	Leaseholder Consultation Framework
	KM
	September 2008
	Effective consultation structures for leaseholders

	Customer Involvement Strategy
	KM
	March 2008
	Effective consultation structures for Customers


Appendix 6 - Performance Management Framework



Appendix 7 - Business Planning Framework


Appendix 8 – Risk Plan

SALIX HOMES RISK PLAN

Impact: 1 – Minor, 2 – Significant, 3 – Serious, 4 – Major

Chance: 1 – Remote, 2 – Unlikely, 3 – Likely, 4 – Very Likely

	No.
	RISK
	IMPACT
	CHANCE
	TOTAL SCORE
	ACTIONS TO MINIMISE RISK
	LEAD


	STATUS
	CURRENT SITUATION

	1
	S27 application not approved in time
	3
	3
	9
	· Ensure meets government criteria

· Ensure legal input & support

· Engagement with CLG through early submission of drafts
	ALMO Project Team
	
	Final draft application already submitted for comments. Timescales still sufficient pending any unexpected concerns from C&LG

	2
	Failure to secure the level of resources identified in the ALMO submission
	4
	2
	8
	· Good relationship with Salford CC

· Robust submission prepared with advice & guidance of specialist advisors

· Stock condition survey carried out in June to ensure data current

· Detailed work undertaken to review costs as part of stock condition survey, population of building cost model & development of bid

· Ongoing review & management of HRA and Salix Homes budget

· Sensitivity analysis carried out to determine impact of reduced level of resources & impact

· Development of procurement strategy to drive efficiencies in delivering programme
	Salix Homes


	
	Dependent partly on outcome of Governments Comprehensive Spending Review.

Feedback from CLG is that costs are at benchmark.



	3
	PFI Delayed Start
	3
	3
	9
	· Robust submission prepared with advice & guidance of specialist advisors

· Effective procurement

· Effective planning process

· Negotiate with Salford CC
	Salix Homes
	
	Project Plan and structure to be developed

	4
	Reduction in HMR Funding
	4
	2
	8
	· Good communications with CLG

· Review of programme

· Effective procurement

· Negotiate with Salford CC
	Council
	
	Dependant on comprehensive spending review

	5
	Delays in agreeing Management Fee
	4
	2
	8
	· Understanding of issues

· Clear expectations of service requirement

· Effective negotiation
	Council


	
	Negotiations ongoing.

	6
	Delay to key parts of process & Salix unable to go live July 2007
	 4
	2
	8
	· Continuous monitoring of project plan

· Identification of critical tasks

· Adequate resources allocated to critical tasks

· Action to correct potential slippage to timescale as soon as identified
	Salix

Homes
	
	Project plan on course.

	7
	Failure to retain and/or recruit staff
	4
	2
	8
	· Recruitment consultant employed to assist in recruitment to attract interest

· Benchmarking of salaries carried out to ensure attractive in market place

· Wide advertising in a range of media to attract maximum interest

· On-going staff communication to keep staff engaged & committed

· Assimilation process on-going to fill key posts
	Salix Homes
	
	Recruitment of key posts both permanent and on interim arrangement in progress.

	8
	Insufficient progress to achieving 2*
	4
	2
	8
	· Ensure robust service improvement plan in place through development of Achieving Excellence Strategy & Plan

· Ensure staff support & commitment to service improvement

· Ensure service imp plans continually monitored & reviewed & remedial action taken as necessary

· Appropriate staff resources allocated to performance & service review teams

· Use of critical friend to work with Salix to prepare for inspection

· Early engagement with Audit Commission to plan for inspection and agree key milestones and secure support in preparation for inspection

· Value for Money Reviews
	Salix Homes
	
	Excellence Strategy being produced.

	9
	Delays to procurement of capital investment
	4
	2
	8
	· Develop procurement strategy

· Use of existing contracts in short-term pending wider procurement

· Use of GM-Procure
	Salix Homes
	
	Preparatory work to be undertaken prior to inspection


Impact: 1 – Minor, 2 – Significant, 3 – Serious, 4 – Major

Likelihood: 1 – Remote, 2 – Unlikely, 3 – Likely, 4 – Very Likely
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Next STATUS survey will be carried out in 2009/10





Next STATUS survey will be carried out in 2009/10





Next STATUS survey will be carried out in 2009/10





The Housing Connections Partnership will manage other private sector capital programme expenditure elements in Central Salford for example Disabled Facilities Grants and the Burglary Reduction Initiative.





STAKEHOLDER AND PARTNER CONSULTATION


SEPTEMBER—OCTOBER





BUSINESS AND DELIVERY PLAN AGREED


MARCH





AGREEING THE BUSINESS AND DELIVERY PLAN WITH COUNCIL 


DECEMBER—MARCH





CUSTOMER CONSULTATION
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� The Salix Way is outlined in section 4


� Super Output Areas (SOAs) are a new geographic hierarchy designed to improve the reporting of small area statistics in England and Wales.


� A supply chain is a coordinated system of organisations, activities, information and resources involved in moving a product or service in physical or virtual manner from supplier to customer.


� Elements have been identified from the current Savills Stock Condition Database. All costs are budget estimates
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