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	You need to consider whether this is a public (part 1) or a not for public (part 2 report).   Only in exceptional circumstances should the report be a part 2 report. Ie. Personal or confidential information is included in the report
	ITEM NO.This will be determined by Committee Services


REPORT OF THE HEAD OF HOUSING SERVICES

To the Lead Member for Housing Services

On:
21/04/2005
TITLE:  Small Scale Option Appraisal Procedure.

RECOMMENDATIONS: 

That the Lead Member:-
1. Considers and approves that the Small Scale Options Appraisal Procedure (attached as appendix 1) should be adopted and implemented by Urban Vision, Housing Services and the Arms Length Management Organisation.

2. Notes that, this will mean reviewing current workloads, refocusing how our organisation and other organisations implement and monitor the procedure.

3. Notes that currently 196 properties will require assessment and subsequent Lead Member approval under the terms of the procedure.

EXECUTIVE SUMMARY:  

The classification of Council owned void properties, as category A, B or C has been in place since 2000. However, since the formation of the Arms Length Management organisation, a formal procedure by which The Council accepts and then assesses properties as B & C voids has never been documented. Therefore, the procedure and process have needed a complete review.  

Last year a small working group, including, Housing Services, New Prospect Housing Limited and Development Services (as was) addressed the issue and a procedure has now been produced and has been consulted within The Council and NPHL. This procedure is attached and it is recommended that it should now be formally adopted and implemented.

This, the procedure, is only one aspect of the review. Further work will be required to implement the procedure and this will mean reviewing current workloads and refocusing how our organisation manages process.  

At present the, integrated management system indicates that, there are 196 properties, currently classified as B or C voids, requiring Option Appraisal, and Lead Member decision, under the terms of this procedure. 

BACKGROUND DOCUMENTS: 

Small Scale Options Appraisal Procedure Appendix 1

Example. Little Hulton Summary Appendix 2

Audit Commission Key Lines of Enquiry (KLOE 3) http://www.audit-commission.gov.uk/products/guidance/0CD68C37-776C-4C8B-ACAE-133F5A1F727C/KLOE3.pdf
ASSESSMENT OF RISK

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

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

THE SOURCE OF FUNDING IS:  
No additional funding is required.
______________________________________________________________

LEGAL ADVICE OBTAINED:  

N/A

FINANCIAL ADVICE OBTAINED: 

N/A

CONTACT OFFICER: 

David Williams Phone 922 8782 email david.Williams@salford.gov.uk
______________________________________________________________
WARD(S) TO WHICH REPORT RELATES:

All


LINKS TO PERFORMANCE: 

In terms of asset management KLOE 3 (Stock Investment and Asset Management) if the recommendations within the review are not progressed, it is extremely doubtful that we will be assessed as a ‘fair’ service (asset management). 
Properties returned to normal void status may have a temporary impact on average re-let times (currently reported as  LPI 8) BVPI 212.
EQUALITY IMPACT ASSESSMENT: 

Not Applicable at this stage, if the recommendations of the review are accepted, impact assessment will be concluded as part of the implementation process. 

DETAILS:  

Background: -

Current position.

The classification of Council owned void properties, as category A, B or C has been in place since 2000. However, since the formation of the Arms Length Management organisation, a formal procedure by which The Council accepts and then assesses properties B & C voids has never been documented. In consequence, the procedure and process needed a complete review.  

In the normal course of events any dwelling in the Council’s ownership that becomes vacant will be inspected by NPHL and subsequently repaired and relet as quickly as possible. However, for a number of reasons there will be properties that NPHL should refer to the Council’s Housing Services Division for options appraisal, disposal or demolition

The current analysis of the integrated management systems highlights that there are 196 properties within the scope of the Small Scale Option Appraisal procedure. Two thirds are located in Salford West. An example of current work in progress is attached as appendix (02). All of these properties require Lead Member Decision as set out in the procedure.

Other B&C voids are being considered separately and will be assessed as part of the Sheltered Housing Review, or require major investment (Tower Blocks).

We are in the process of exploring the need to implement a monitoring process with the Housing Market Renewal Teams, Urban Vision and NPHL. However, due to the level of appraisals required is envisaged that this we, Housing Services, will have to refocus existing resources and re-organise current work practices. This principal is broadly in line with the current thinking around our Service Plan and Key tasks. Plus, in line with the recommendations in the non-dwelling asset review Lead Member Report (21.04.05).

Whilst the task to establish a robust monitoring procedure is underway and continuing, a Strategy Officer in Policy and Resources has been driving forward some initial assessments of properties in Eccles, Irlam Cadishead and Little Hulton have been undertaken and discussed with NPHL Area Mangers. Current costs in priority order have been requested from NPHL and are being evaluated against 05/06 Citywide/Ad hoc budget provision. An example summary statement for the initial review in the Little Hulton area is included as an example (appendix 02). 

As is evident from the current work being undertaken in Little Hulton, in many cases the assessment of voids is more complex than simply evaluating the cost of repairing the fabric of the building. Indeed, the need to refocus our internal resources is key to concluding the initial assessment, but more importantly, elsewhere in the city.     

Proposal for the small-scale option appraisal procedure  - the Procedure Guide. 

Last year a small working group, including, Housing Services, New Prospect Housing Limited and Development Services (as was) addressed the issue and a procedure has now been produced and has been consulted within The Council and NPHL This Procedural Guide provides a means of assisting staff with the processes involved. The guide is aimed at dealing with individual properties and small groups of properties; larger groups of properties should be dealt with under the Housing Options Appraisal process. This guide is attached, needs formally approving, and is summarised bellow.

Summary.  - Small Scale Option Appraisal Process

Initial Assessment.

Once a property becomes vacant the NPHL Area Staff will undertake a Vacant Dwelling Inspection under normal Vacant Property Procedures.

Where NPHL Area Office staff feel that a small scale Options Appraisal Exercise may be required they should refer the case to NPHL Void Referral Officer to determine whether or not the property should be referred to Housing Services Division for an Options Appraisal Exercise.

Within one week of initial referral the Housing Services Division will make a preliminary assessment and advise the NPHL whether or not the case is to be accepted for appraisal and to confirm that the property (ies) should be entered onto the B List.

Option appraisal process.

The Housing Services Division will accept full responsibility for the appraisal process, although the responsibility for ongoing management of the property (ies) involved remains with NPHL at all times, including regular pro-active inspections and the posting of notices on properties providing relevant contact details in case of difficulties.

Options to be considered may include:

1. Do nothing in the short term and retain as secured and vacant.

2. NPHL to repair/refurbish and relet.

3. Transfer to a RSL or other partner organisation.

4. Sell on the open market (normally by a sealed bids process).

5. Demolish.

The process will include the items listed bellow.

Phase 1 (Initial Actions):

a) Ensure that local Elected Members and the local Management Board are informed that the referral has been accepted for appraisal and invite their comments.

b) Undertake a financial appraisal of the available options. This to include the assessment of income flow on the various options. NPHL Finance staff to be consulted on the figures provided and assessed.

c) Consider historic expenditure. NPHL will be asked to supply any historic costs of refurbishment and repair on the property (ies).  

d) Consider the cost of refurbishment and repair works to repair and relet.

e) Consider the impact and costs associated with private sector land and property ownership that may be associated with the project.

f) Assess the likely sustainability of the property (ies) and their surrounding area.

Phase 2 (Data Collection and Commissioning):

a) Obtain site/location plans.

b) Obtain valuation details from the Property & Development Division. 

c) Obtain a demolition and cleared site handover cost from NPHL.

d) Obtain an annual maintenance charge for the cleared site from NPHL.

e) If necessary, and in conjunction with NPHL Technical staff, organise any structural or land surveys needed. 

Phase 3 (Consultation):

a) Arrange for appropriate local consultation with residents affected.

b) Organise any appropriate public meetings that are required.

c) Consult with any local Tenant’s and Residents’ Groups.

d) Consult with Ward Councillors and keep them advised of progress and issues.

Phase 4 (Option Appraisal):

a) Consider the impact of the options available in terms of Neighbourhood Planning and Regeneration Strategies.

b) Consider any other relevant Strategies and/or Policy implications. 

c) Co-ordinate any access and surveys with the Central Voids Team key holding service.

d) Consult with Local Partners and other parties on their potential involvement and developing suggested scheme proposals.

Phase 5 (Decision):

a) Provide a draft of the LM Report to NPHL / Property Development / Finance Officer / Legal Officer/ Community Housing Team / Local Regeneration team, as appropriate, for comments prior to submission to the Lead Member for Housing Services. This should include a financial evaluation and estimate of timescales.

b) Produce a report for Lead Member consideration detailing the options considered, any representations received and a clear preferred recommendation.

c) Promptly advise Residents and all other interested parties of the Council’s decision as soon as a decision has been reached. NPHL to be provided with a copy of the full Record of Decision.

Delivery Process

It is envisaged that assigned officers within the Housing Services will co-ordinate delivery of all projects to their conclusion, utilising NPHL, other Directorates and outside agencies as appropriate. 

The potential Options identified above will be addressed as follows: - 

(Option 1)   Do nothing in the short term and retain as secured and vacant.

Housing Services to notify NPHL Group Housing Manager of the decision and instruct them to maintain a basic property management service regarding the vacant property (ies) until further notice, and maintain and provide a quarterly update on all expenditure incurred. 

All cases where this option is selected will be the subject of detailed reviews at least once a quarter. 

(Option 2)   NPHL to repair / refurbish and re-let.

Housing Services to notify NPHL Group Housing Manager of the decision and instruct them to immediately organise the repair/refurbishment of the property (ies) for re-let purposes.  Funding for the work to come from the NPHL Vacant Property Repairs budget unless advised otherwise. Such properties should effectively be treated as Category A voids and dealt with accordingly.

(Option 3)   Transfer to a RSL or other partner organisation.

Housing Services to notify NPHL Group Housing Manager of the decision and instruct them to maintain a basic property management service regarding the vacant property (ies) until further notice, and maintain and provide a quarterly update on all expenditure incurred. 

Housing Services will then co-ordinate the development of the new project with the Local RSL Partner(s), and also a seek advice and engage Urban Vision, if necessary, to dispose & convey to the purchaser. 

(Option 4)   Sell on the open market (normally by a sealed bids process).

Housing Services to notify NPHL Group Manager of the decision and instruct them to maintain a basic property management service regarding the vacant property (ies) until further notice, and maintain and provide a quarterly update on all expenditure incurred.

Housing Services to, if necessary, notify and engage Urban Vision of the decision to sell and for advertising to begin immediately. 

Housing Services to notify all parties involved immediately that Urban Vision advises that the disposal has been completed.

(Option 5)   Demolition.

Housing Services to notify NPHL Group Housing Manager and Projects Manager of the decision and instruct them to maintain a basic property management service regarding the vacant property (ies) until they are demolished, and maintain and provide a quarterly update on all expenditure incurred.

NPHL, in close liaison with the Group Housing Manager, will at this point take responsibility for all works and activity for the site. Also, NPHL will co-ordinate and arrange consultation visits, rehousing arrangements, Home Loss and compensation payments, site security and award of the demolition contract.

NPHL is responsible for tendering and organising the demolition of the properties as quickly as possible after vacation. 

The management and development potential of such cleared sites to be jointly reviewed by Housing Services, NPHL Property Urban Vision and HMR where appropriate on a quarterly basis.

Options for consideration – to implement the Small Scale Option Procedure 

If the outcome of the review is accepted thus far, the next step will be driving forward the implementation and monitoring process. As a start, the options as outlined below need to be considered: -

1. Do nothing.

The current situation is not sustainable. Lack of written procedures and a formal review process has lead to B & C voids becoming “lost” with NPHL sometimes only being alerted to ongoing maintenance responsibilities following complaints from members of the public. Equally lack of funds and no review process has meant that properties have remained in limbo. 

2. Implement plan

It is important that formal procedures are agreed, adopted and implemented. This should be managed concurrently with implementation of the Non Dwelling Asset review  (NDAR), reported at the same time as this report. The issues involved in undertaking the void property assessments are often significantly more complex than simply the fabric of the buildings and require the locally focussed multi- agency approach that is advocated within the NDAR. It is not sufficient to simply repair properties and return them to category A – general let, when they may have become the focus of concentrated ASB and multiple neighbourhood issues. Equally properties where the legitimate decision is or has been to do nothing need to be successfully secured and monitored in order to avoid them becoming the catalyst for further decline.

Conclusion 

That the attached Small Scale Options Appraisal Procedure should be adopted and implemented by Housing Services and the managing agent (NPHL). This will provide a clear procedure for all involved in the process. The Guide note has been distributed and discussed at Business Planning meetings and with Individual officers within New Prospect Housing Limited and Development Services (as was). 

We are in the process of exploring the need to implement a monitoring procedure with the Housing Market Renewal Teams, Urban Vision and NPHL. However, due to the level of appraisals required it is envisaged that this we, Housing Services, will have to refocus existing resources and re-organise current work practices. This principal is broadly in line with the current thinking around our Service Plan and Key tasks
If area-focused teams were adopted then this approach may be the springboard that would help to develop and concentrate solutions in parts of Salford West. 

If the area approach is accepted, a dedicated Principal Officer will need to co-ordinate, manage and monitor the process in order to achieve a consistent approach
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