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PERFORMANCE MONITORING REPORT

PROPERTY SERVICES BUSINESS UNIT

1. INTRODUCTION 

1.1 The purpose of this report is to monitor performance in Property Services since 19 February 2004.

1.2 The details have been discussed with the Portfolio Holder of Policy, Performance Management, Finance and Resources.

2. KEY DEVELOPMENTS

Key Challenge 1

Ensure the Council has an effective Capital Strategy and Comprehensive Asset Management Plan

· Both the Capital Strategy (Financial Services work) and Asset Management Plan, which were awarded the highest rating for two previous years by Government are being revised, to be reported to Members for their consideration at this Committee – before Executive and Council approval.


· The Audit Commission's Asset Management follow-up report, which was incorporated into the Council's Annual Audit letter, has recommendations incorporated here – to be programmed into the work of the unit for 2004/05.  Particularly, these are:
· 
Development of a unified and informed Council wide decision on the most effective level of property holding that supports the achievements of corporate objectives. 

A Property Review began at a Special Corporate Resources meeting on 20 April 2004, programmed to complete in October 2005.

· 
The re-establishment of the Asset Management Officer Group as a key vehicle for delivery of the asset management agenda.  

This is occurring to support the Property Review.

· 
Improvement in energy efficiency management.  

This is a key target for the officer group, which will provide initial recommendations for the 2005/06 budget.


· 
Population of the property database.

The Council has sought to address the weaknesses in the data on its assets – the asset management database has been acquired and its first phase of implementation was introduced on 1 April, within budget.  It is sophisticated corporate system, which should integrate with others such as the ledger, debtors and building resources – and link to mapping (GIS) through a unique property reference.  It is anticipated to run proactively by March 2005. 

· 
Development of the corporate procurement framework.

This has been reported to the Executive on 26 April by the Executive Director in charge.

Key Challenge 2

Reviewing and rationalising property to focus how the Council delivers its services

· This is to be covered by the Property Review.

· The Council is considering the acquisition of Talkin Tarn.  Work has been undertaken to review this, reported to the Executive on 26 April - and then to Community Overview and Scrutiny Committee.  Further substantive discussion with the County Council is envisaged with a final report programmed.

· Consultants have been appointed to review the potential commercial opportunity, along the Three Rivers as part of the Council’s overall strategy.  This work has been delayed. 

Key Challenge 3

Raising Capital Receipts

· A more proactive surplus land policy was introduced as part of the asset management planning agenda in 2002/03.  This has been timely because of the strength of the property market and is now reaping considerable benefit both in raising capital receipts and economic development for Carlisle.

· The SMART target (£500,000) was achieved for 2003/04 at a total figure of £680,000.

· Significant development at Parkhouse has commenced after 15 years of marketing.  This supports Carlisle’s long term economic prospects linking directly to the development of a sustainable economy.

· Such development includes:-

· Carlisle Brass – 10,000 sq m of headquarters and warehousing.

· Gladman – 15,000 sq m of offices to let on the open market (introduced to Carlisle through the Cumbrian Inward Investment Agency).


· Stewart Williamson – 5,000 sq m of offices to let.

· Lloyd Motors – a new body shop.

· Other development negotiations are ongoing presently, including a potential 4 star hotel and conference facility.

· Consequent new or retained jobs are estimated at about 1,000 over 5-years.  Of particular significance is the speculative office development.  This demonstrates the economic confidence developers are showing in Carlisle.  When they are let, many new jobs will be created over time.  It increases the Carlisle offer.

· Smaller residential sites that have been available through Council marketing for many years – such as the former Cosmo site at Harraby, Leabourne Road in Currock, the small former playground at Rydal Street and land a Howard Street - are either under offer or have been sold over the last year.

· There is a public petition against the sale of land at Fusehill Street for a medical practice - to be considered by the Executive on 17 May.

Key Challenge 4

Liasing with the Council's Property Partners
· Kingmoor Park now employs over 1,000 people, The Lanes is 99.5% let and the Market Hall is fully let.

· The £500,000 Lanes refurbishment is almost complete – improvements include a major upgrade of the car park, providing much greater safety to the user.  Central Square is scheduled to be open to the public by the end of May with a ceremony involving the Mayor shortly thereafter.

· The Raffles Regeneration deal with Lovells was completed in April 2004, with a ceremony on site which attracted significant media attention.  The first phase of the development has begun to provide new homes, demonstrating added confidence to the community in the area.  This negotiation took about 2 years to conclude.

· Landmarks for 2004 are that The Lanes has been open 20 years and Kingmoor Park celebrates its fifth anniversary.   There will be ceremonies to mark each occasion. 

· Kingmoor Park has been short listed for the Royal Institution of Chartered Surveyors’ 2004 property awards.


Key Challenge 5

Invest in the property portfolio to make it more suitable and sufficient



· 80% of the Council's assets now comply with the Disabled Discrimination Act.  The remainder are not able to comply due to listed building status.

· £200,000 of funds have been allocated - to result in a programme of remedial repairs to begin in 2004 to the Council's ageing industrial estates: due on site in the summer.  There has been delay in implementing this because of other priorities.

Key Challenge 6

Undertake Good Asset and Estates Management

· The 2004 commercial rentals received are ahead of profile at about £4m gross income, compared to a prediction of £3.9m.  Rental arrears are negligible.

· There is a backlog of rent reviews to be negotiated.  A complex arbitration is now settled on one site which has increased income by about £30,000 pa.

· Car showroom businesses are expressing interest in the Council’s industrial sites because of a shortage of land and development pressures elsewhere.  Members’ approved two sites for this use in March 2004 and negotiations are underway.  There are difficult surrender and renewal negotiations ongoing on some of the Council’s industrial estates as tenants require modernised leases. 

· Minor land sales inevitably continue to divert attention, managed in accordance with Audit Commission guidance.  There are many of these within the unit presently.

· Capital valuations for assets have been completed on time in accordance with District Audit requirements – this is the first time the unit has completed this piece of work on time for a number of years.  

· There are a number of encroachments onto Council land which are being enforced.  

· There has been an internal audit of industrial estates management, completed in February 2004.  It concentrated on:

· Management of core data.

· Administration of leases.

· Rents charged and collected.

· Timeliness of rent reviews and accuracy of budgeting 

· Tenant lease compliance.


· Expenditure.

Four recommendations are suggested, primarily relating to data accuracy and its use: this should be rectified through the new database.  The inspection and enforcement of lease compliance, with over 750 leases, is prudent estates management but there is little prospect of it being work programmed.

· The unit is now having to manage a number of garages, left over from housing
Key Challenge 7

Recruit and Retain Staff

· The Business Unit has now recruited and retained its staff.

· The new qualified staff and graduate surveyors are integrating well into the team.  

· Fewer consultants are being used but there is still a significant backlog of work to do.
3. PROGRESS ON BEST VALUE

3.1 Since 2000, Property Services has experienced both District Audit and Audit Commission investigations plus a follow up report.  The 28 recommendations are being implemented.  Further details are outlined in the Asset Management Plan.
4. PERFORMANCE INDICATOR UPDATE

Reference
Performance Indicator
2002 – 2003 Actual
2002 – 2003
Target
2003 – 2004 Actual
2003 – 2004
Target
Comments

LP 57
% of units let as a % of total units available
90%
91.85%
97.00 
93%
Targets are set in line with the Asset Management Plan

BV12
Average number of days sickness per FTE
5.2
11
5.04
9
Targets are corporately set.

· LP 57 shows a significant improvement in performance of about 9% - this is due to the strength of the property market.

· Once the database is developed further, more exacting indicators are to be developed as far as the unit’s work is concerned.


5. CORPORATE ISSUES

5.1 Staffing:

· All staff have been retained.

5.2 Accommodation:

· The Unit has adopted the principle of open plan on the 8th floor.

5.3 Links with Other Business Units

· Economic &Community Development, Commercial & Technical Services, Financial Services, Legal & Democratic Services and Planning Services involved with the review of economic assets with particular input from the Economic Development Manager.

· Commercial and Technical Services involved with all aspects of asset maintenance and investment.


· Legal & Democratic Services involved with all aspects of conveyancing, including the completion of the latest major transactions at Raffles and Parkhouse .  In 2004/05 a large project with Legal will be the rectification of the Land Terrier, now that housing has transferred.


· Culture Leisure & Sport Services, Financial Services, Commercial and Technical Services, Legal and Democratic Services and Executive Directors have all been involved with Talkin Tarn discussions.

· Finance involved with rental income projection, capital accounting and lead for the capital strategy.

· Carlisle South and other NWDA initiatives shall involve corporate time.

· Revenues & Benefits Services / Legal & Democratic Services involved with rent collection and bad debt monitoring.

· Planning Services involved in the preparation of Planning Briefs to follow the Code of Conduct on the sale / leasing of land for alternative use.  
6. FORWARD PLAN – BUDGET BIDS 04/05

6.1 There are significant capital budgets proposed:

Industrial Estate Maintenance (Phase 1)
£500,000   (of 3 phases)

Leabourne Road regeneration
£100,000

Newark Terrace – Acquisition
£150,000

Major Property Repairs
£250,000

North Carlisle Electricity Supply
£1,000,000 (To be spread over 3 years)

Disabled Discrimination 
£100,000  (final phase)

6.2 All these items will be brought for Executive and Council approval in due course.

7. BUDGET UPDATE

Budget Line
Annual Budget
Budget to month end
Actual at month end
Month end variance
Anticipated Year End Variance
Comments

Property Management
40,790
40,790
(60,165)
(100,955)
(100,955)
7.1.1-3

Industrial Estates
(1,492,850)
(1,492,850)
(1,568,341)
(75,491)
(75,491)
7.1.4/7.1.5

City Centre (Lanes)
(1,438,050)
(1,438,050)
(1,450,983)
(12,933)
(12,933)
7.1.6

Covered Market
(49,810)
(49,810)
(52,907)
(3,097)
(3,097)
7.1.7

Corporate/ Other properties
6,250
6,250
37,367
31,117
31,117
7.1.8

7.1 Comments on Budget Position

7.1.1 The underspend on Property Management is attributable to staff vacancies which have now been filled.


7.1.2 There was a carry forward of £70,000 from 2002/03 to pay for various re-gradings/market factor supplements to cover recruitment and retention phased over a 7 year period.

7.1.3 Salary underspends have been and continue to be used, to cover expensive private consultants because of staff shortages and workload.  Because of the backlog of cases, this will continue for some while to come.


7.1.4 The service is responsible for the maintenance and review of income flow, capital receipts and rates' savings.  A property service trading account remains in operation to pay for the key peaks in workload, such as private agents to sell land.  This will require financial rectification at the year end.

7.1.5 Industrial Estates show additional income due to an invoice issued for 3-year's rent arrears for property at Parkhouse and one off licence rents at Rosehill.  There is also an underspend on grounds maintenance and road patching.  Now that a Kingstown arbitration is settled, a further £60,000 is also due.


7.1.6 The Lanes requires consolidation of the rental share opposite the Council’s partners.  The affect, if any, on budgets shall be reported in the new financial year when known.  Negotiations are ongoing.

7.1.7 The Market Hall is fully let and, therefore, ahead of income projections.  The management agents have also made some efficiency savings.

7.1.8 This includes the Land Management Account budget which was revised in November when, following the base budget review, an income budget of £10,000 was established; this was the anticipated surplus expected on the Land Management Account.  There are some rents outstanding, subject to rent review negotiations.
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