HOUSING MANAGEMENT FORUM


Meeting: Thursday 15th January, 2015

at 2.00 p.m.

PRESENT:- Councillors Hamilton (Chairman), Barlow, Johnston, Murray and Pointer.
Tenant Representatives:- Mr W. Ward, Mr W. McEwan and Mrs M. Anderson.

Officers Present:- Les Davies (Housing Maintenance Manager), Jane Coles (Business Support Manager) and Keely Fisher (Democratic Services Officer).
29 – Minutes

The Minutes of the meeting held on 27th November, 2014 were taken as read and confirmed.
30 – Apologies for Absence/Changes in Membership
Apologies for absence were submitted from Councillor Irwin and Tenant Representatives Mr A. McIntosh and Mrs K. Warne.
Tenant Representative Mr W. McEwan had replaced Mrs K. Warne for this meeting only.
31 – Housing Maintenance Investment Programme 2015/16
The Assistant Director – Housing submitted a report which was to agree the expenditure profile for 2015/16.  The proposed profile and priorities were based on the agreed Five-year Asset Management Strategy 2010 and made reference to some of the provisional findings of the 2014 stock condition survey.

The report provided details of progress during the current year and had regard to operational issues that had emerged during the delivery of this ongoing Programme.
The 2014/15 Investment Programme was funded from the Housing Revenue Account. The principles adopted in drafting the programme continued with the previously agreed targets set out in the 2010 Asset Management Plan (AMP) and sought to ensure:

· The Council maintained the Decent Homes Standards;
· The aspirations of tenants were considered and incorporated within the Programme; and
· To work collaboratively with other housing providers and contractors to improve delivery of planned and responsive repair services.

The progress with regards to key targets included in the Asset Management Plan were as follows:-
(i) Increase % of Sedbuk A rated boilers from 44% to 75% by 2015


Actual percentage of Sedbuk A rated boilers as identified by the 2014 stock condition report = 99%

(ii) Increase % of bathrooms less than 15 years old from 40% to 60% by 2015


Actual percentage of bathrooms less than 15 years old as identified by the 2014 stock condition report = 82%

(iii) Increase % of kitchens less than 15 years old from 40% to 60% by 2015


Actual percentage of kitchens less than 15 years old as identified by the 2014 stock condition report = 96%

It was normal practice when presenting this report to provide an update on the number of properties failing the decent homes standard.  The previous stock condition surveys had been carried out on a sample basis (20% of the stock).  The 2014 survey looked to inspect 100% of the housing stock to provide information that was statistically more reliable. The actual inspection rate was 88.1% (2362 properties).
The assessment of the Decent Homes standard referenced the Housing Health and Safety Rating System (HHSRS).  The results shown in the table below had been taken from the provisional information provided by the 2014 Stock Condition Survey completed in December 2014.  The updated property records of the investment work completed since the survey indicated that the current position was:-
	
	Number of properties failing the  decent homes standard
	Percentage                 of Stock

	Baseline survey 20.6.2006
	509
	18%

	as at 1.4.2009
	6
	Less than 1%

	as at 7.6.2010
	32
	1%

	as at 31.12.2012
	0
	0%

	Baseline survey December 2014
	76
	2.84%


The initial analysis of the 2014 stock condition data indicated that the 76 failures included the following elements:-
	Criterion A – Fitness Standard
	1
	This property has now been sold

	Criterion B - Disrepair
	72
	Windows, Roofs, External doors

	Criterion C – Modern Facilities
	4
	Kitchen or bathroom age/layout

	Criterion D – Thermal Comfort
	0
	No failures


Officers would be reviewing the content of the draft stock condition report during January to identify future options for investment.  The review would include a detailed analysis of the decent homes failures to identify the extent of any remedial works required.  A provisional sum of £76,000 had been included within the investment profile which was attached as an appendix to the report.
1. Progress during the Current Year 2014/15
Investment via CHP had continued to be an effective delivery method in terms of value for money, compared with historical costs.  Additional efficiencies had been made through improved delivery by providing a streamlined approach to the management, administration and monitoring of the contracts. 
All planned investment works had progressed satisfactorily during the year.  The re-roofing and re-pointing work on Roosegate flats was complete.  Similar works were presently on site on the Devonshire estate and were expected to be completed by the end of March 2015.
Progress on delivery would continue to be reported to this Forum on a regular basis through the Planned Maintenance Information Report.
The table below gives an indication of the number of properties that had benefited from significant investment during 2014.  Details would be updated where appropriate at year end.

	Type of Work
	No of Properties/Blocks due                  for improvement in 2014/15
	No of Properties estimated to                        be completed by 31/3/15

	Kitchens
	200 (Properties)
	80

	Bathrooms
	200 (Properties)
	279

	Central Heating
	200 (Properties)
	218

	Rewires
	120 (Properties)
	115

	Painting
	500 (Properties)
	484

	Minor Adaptations
	100 (Properties)
	90

	Major Adaptations
	50 (Properties)
	40

	Re-Roofing (Roosegate)
	56 (Properties)
	56

	Re-Roofing (Devonshire)
	29 (Properties)
	29

	Flat Roofing (Ormsgill)
	20 (Blocks)
	20

	Replacement doors 
	100 (Properties)
	120

	Replacement windows
	137(Properties)
	210

	Communal door 
	18 (Blocks)
	18

	Communal lighting 
	32 (Blocks)
	32

	Communal painting 
	32 (Blocks)
	32


2.
Suggested Investment Profiles for 2015/16
The proposed investment profile for 2015/16 was attached as an appendix to the Assistant Director’s report.
The profile followed the “sustainable” investment model shown in the 2010 AMP and built on existing priorities to upgrade bathrooms, heating and electrical circuits. The proposed budget for kitchen improvements had reduced significantly as 96% of properties had kitchens less than 15 years old.
The HRA baseline model allocation for 2015/16 was:-
Maintenance Allowance (per property £1,338.42)
£3,578,960.00
Major Repairs (per property £759.54)


£2,031,000.00
Total







£5,609,960.00
Resources had been identified for the following newly arising investment need identified in the provisional 2014 stock condition survey report:-
· Re-roofing and re-rendering properties on the Roosegate estate

· Re-rendering properties on the Ormsgill estate

· Renewal of flat roof coverings to Lower Hindpool and Ewan Close

· Commencement of a replacement window programme

· Undertaking improvements to the 76 No HHSRS properties

· Upgrading communal lighting with energy efficient bulbs or fittings (LED)

· Upgrading security doors in Dalton and Ewan Close

· Undertaking garage improvements (Roofing and damp repairs)

· Upgrading perimeter fencing in Ormsgill and Roosegate
In addition to the planned investments, supplementary expenditure had been committed for responsive repairs and void property improvements.  Procure Plus had been appointed as advisors for the re-procurement of these services.  Officers advised that a budget of £30,000 had been allocated within the draft investment profile to facilitate this initiative. 

A detailed report on the progress regarding the re-procurement process would be presented to Members at the meeting to be held on 26th February, 2015.

3.
Progressing the Planned Investment Works

The majority of the planned works had been delivered through arrangements with CHP.  

A new four-year framework for CHP members was established in 2014.  A separate report has been included for Members and highlighted the results of the “direct call off” and ‘mini-competition’ evaluation that were completed in December 2014. 

The delivery of some of the larger projects in 2014/15 such as re-roofing and external works required the services of a specialist quantity surveyor with knowledge and familiarity with the CHP e-procurement systems.  In delivering this year’s CHP programme the services of Richard Coates, a Quantity Surveyor had been engaged.  He had been engaged on a competitive hourly rate and had helped with the preparation of CHP’s underlying contracts.  Members were requested to agree to the continuing appointment of this specialist service for the period 2015 to 2019 and agree to classify the appointment as an “exception” under Item 15 of the Council Standing Orders.

In addition, the delivery of planned works often required the appointment of a CDMC in line with the 2007 CDM Regulations.  Members were requested to agree the appointment of Baker Mallett as CDMC for the period 2015 to 2019 on the basis of their tender submission ref. OJEU 2009/S 173-250131 and letter of re-appointment from the Councils Technical Services Unit dated 10th June, 2013.

The recommendations from the 2005 and 2010 stock condition surveys resulted in a range of investment priorities that focused on properties without modern facilities such as kitchens, bathrooms and central heating. 

As these investment streams were almost complete Officers advised Members that the provisional results of the 2014 stock condition survey indicated that future investments for 2016/17 were likely to focus on wider external problems such as window replacements, roofing, rendering and environmental issues.  A full and detailed report about the 2014 survey would be presented to Members at the meeting to be held on 26th February, 2015. 

RECOMMENDED:- 
1.
To note the progress on achieving and maintaining the Decent Homes Standard;

2.
To agree the Annual Investment Profile shown at Appendix C of the report;

3.
To agree continued delivery through CHP; and

4.
To agree the appointment of Richard Coates as Quantity Surveyor and Baker Mallett as CDMC for the period 2015 to 2019.
32 – Cumbria Housing Partners Contractor Selection Procedure
The Assistant Director – Housing reported that on 28th August, 2014 Members had agreed to the Council’s membership of Cumbria Housing Partners (CHP).  The Council had an on-going commitment to deliver around 70% of its planned investments through the CHP framework.

At the meeting on 27th November, 2014 Members had agreed the methodology for the selection and appointment of contractors from the 2014 CHP framework.

The process of selecting contractors using direct call off or mini competition was now complete.  The results of the evaluation were as follows:-
1. Electrical rewiring and testing – Direct call off procedure
Procure Plus had independently evaluated 12 electrical contractors from the CHP framework and had recommended the appointment of Keith Wilson Electrical Contractors Limited.
Members’ agreement was sought to appoint Keith Wilson Electrical Contractors Limited as its preferred electrical contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

2. Painting improvements– Direct call off procedure
Procure Plus had independently evaluated 12 painting contractors from the CHP framework and had recommended the appointment of George Jones as its preferred painting contractor for 2015 to 2019. 

Members’ agreement was sought to appoint George Jones as its preferred CHP painting contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

3. Re-Roofing and External works – Direct call off procedure 

Procure Plus had independently evaluated 14 roofing and external works contractors from the CHP framework and had recommended the appointment of DLP Roofing as its preferred CHP roofing and external works contractor for 2015 to 2019. 
Members’ agreement was sought to appoint DLP Roofing as its preferred CHP roofing and external works contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

4.
Kitchen improvements – Mini competition procedure 

Procure Plus had independently evaluated 7 contractors from the 2014 kitchen framework and had recommended the appointment of Contractor No. 1 based on an overall score (cost and quality) of 98.25.  A summary of the evaluation was shown in the table below:-
	Company
	Weighted Price Score (Out of 25%)
	Weighted Quality Score (Out of 75%)
	Total (Out of 100%)
	Rank

	Contractor No 1
	25
	73.25
	98.25
	1

	Contractor No 2
	19.78
	53.5
	73.28
	2

	Contractor No 3
	21.55
	51
	72.55
	3

	Contractor No 4
	18.78
	49
	67.78
	4

	Contractor No 5
	18.09
	48.25
	66.34
	5

	Contractor No 6
	18.63
	46.75
	65.38
	6

	Contractor No 7
	18.95
	43.75
	62.7
	7


Members’ agreement was sought to appoint Contractor No. 1; AB Mitchell Developments as its preferred CHP kitchen contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

5.
Bathroom improvements – Mini competition procedure 

Procure Plus had independently evaluated 6 contractors from the 2014 bathroom framework and had recommended the appointment of Contractor No. 1 based on an overall score (cost and quality) of 83.11.  A summary of the evaluation was shown in the table below:- 

	Company
	Weighted Price Score (Out of 25%)
	Weighted Quality Score (Out of 75%)
	Total (Out of 100%)
	Rank

	Contractor No 1
	12.86
	70.25
	83.11
	1

	Contractor No 2
	25
	51
	76
	2

	Contractor No 3
	13.43
	52
	65.43
	3

	Contractor No 4
	16.52
	48.75
	65.27
	4

	Contractor No 5
	11.07
	53.5
	64.57
	5

	Contractor No 6
	10.77
	46.75
	57.52
	6


Members’ agreement was sought to appoint Contractor No. 1; AB Mitchell Developments as its preferred CHP bathroom contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.
6.
Heating improvements – Mini competition procedure 
Procure Plus had independently evaluated 7 contractors from the 2014 heating framework and had recommended the appointment of Contractor No. 1 based on an overall score (cost and quality) of 91.36.  A summary of evaluation was shown in the table below:-  
	Company
	Weighted Price Score (Out of 25%)
	Weighted Quality Score (Out of 75%)
	Total (Out of 100%)
	Rank

	Contractor No 1
	18.11
	73.25
	91.36
	1

	Contractor No 2
	25
	62
	87
	2

	Contractor No 3
	16.54
	52
	68.54
	3

	Contractor No 4
	14.52
	53.5
	68.02
	4

	Contractor No 5
	12.86
	54
	66.86
	5

	Contractor No 6
	16.96
	49.5
	66.46
	6

	Contractor No 7
	17.02
	47.5
	64.52
	7


Members’ agreement was sought to appoint Contractor No. 1; AB Mitchell Developments as its preferred CHP heating contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

RECOMMENDED:-

1.
To agree to appoint Keith Wilson Electrical Contractors Limited as its preferred CHP electrical contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

2.
To agree to appoint George Jones as its preferred CHP painting contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

3. 
To agree to appoint DLP Roofing as its preferred CHP roofing and external works contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

4.
To agree to appoint AB Mitchell Developments as its preferred CHP kitchen contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

5.
To agree to appoint AB Mitchell Developments as its preferred CHP bathroom contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.

6.
To agree to appoint AB Mitchell Developments as its preferred CHP heating contractor for the period 2015 to 2019 in line with the recommendation from Procure Plus.
32 – Planned Investment and Planned Maintenance

The Assistant Director – Housing reported information relating to the Planned Investment and Planned Maintenance Programme for 2014/15.  The information is attached at Appendix A to these Minutes.

RESOLVED:- To note the Planned Investment and Planned Maintenance Report.

REFERRED ITEMS

THE FOLLOWING MATTERS ARE REFERRED TO COUNCIL FOR DECISION

33 – Housing Revenue Account 2015/2016
The Assistant Director – Housing reported that this report sought Members agreement on the Housing Revenue Account Budget for the coming financial year 2015/16.  Information about the Expected Outturn Budget and balances for the current year was also included as an appendix to his report.
Last year Members were asked to agree to bring forward convergence to Target Rents early so that Target rents could be dispensed with in any future rent considerations.  This additional uplift was minimal.

The anticipation that the additional uplift to bring rents in line with Target Rents would be removed had been confirmed.  Guidelines were that the annual CPI (1.2%) + 1% should be used to determine future rent increases. 

The Borough Council’s rents matched Target Rents.

Rents within the HRA 30-year business plan were predicated at 3%.

The Assistant Director attached examples of the effect of applying the increases to a range of properties as an appendix to his report.  The effects of convergence meant that, for the first time, the same % increase was applied across all property types. Some lines of property types had been deleted as rents were identical for example, 1 bedroom ground floor and upper floor flats and bungalows.  

In line with previous practice the Assistant Director had applied the same increase to Garage rents.

It was expected that the Housing Department managed expenditure incurred in maintaining tenancies and stock from the rents collected and it was suggested that any surpluses be applied across the following:- 
(1) debt repayment;
(2) debt provision;
(3) increased investment in stock; and
(4) investment projects where the need or the return was clearly identifiable.
1. Expected Outturn Budget 2014/15
The outturn for the year forecasted a net loss of (£176,550).  Key factors were:-
· HRA Income is in line with expectations;
· The increase in expenditure is due to the additional costs associated with relocation to the town hall as and the cost of settling the dilapidations;
· Right to Buy sales are likely to exceed expectations of 13 for this year. We have had 13 to 1/12/14 and would expect another 4-6 to convert from applications in progress. This would leave a dwelling stock of 2,657* at year end. 
* Excludes Adelphi Court;
· From January we are expecting to take the 12 Adelphi Court flats out of ordinary management and will show these properties as a separate rent group in future stock figures*;
· Tenancy terminations appear to have stabilised but although lower than last year when we experienced the effects of under/over occupation the numbers are still higher than we had previously experienced.  54% of all terminations are from 1 bedroom flats;
Whilst it was suspected that young single tenants who were wholly dependent on benefits could not afford the upkeep of a home and independent living costs additional work to gather and analyse data would be carried out.  This would be reported back to Members.
2. Balances on the Expected Outturn for 2014/15

The above was likely to result in the following movement in balances.

2.1
Major Repair Reserve balance as at 31 March 2014
: 
£597,385
The above funds were not expected to be spent by year end and would carry forward.
2.2
Housing Revenue Account balance 31 March 2014 
:   £2,376,816
2.3 Breakdown of Balance on Account
Housing Revenue Account as at 31 March 2014

:   £2,376,816
Forecast (Deficit)/Surplus 2014/15                               
:  (£   176,550) 
Estimated Balance at year end    


:   £2,200,266
2.4 Voluntary Repayment Provision


Provision as at 31 March 2015


:    £3,975,704

Forecast 2015/16

 :    £1,222,410
Provision at 31 March 2016 

:     £5,198,114
3. Proposed Dwelling Rents and Other Charges 2015/16
In proposing the rents and charges for 2015/16 the following factors had been taken into account: 

3.1 The Settlements Payments Determination provided a budgetary and business planning framework for rental income and the management of tenancies, major repairs and maintenance expenditure.  The guidelines were that inflationary increases determined by CPI of 1.2% + 1% were applied.
3.2 Last year convergence was brought forward so that rents now matched target rents and no further uplifts were needed.
3.3   The Calculation for 2015/16 for this authority was as follows:

CPI in September 2014 = 1.2% + 1% = 2.2% increase to Barrow Borough Council rents

	
	52 Weeks
	48 Weeks
	
	

	2014/15
	£75.33
	£81.60
	
	

	2015/16
	£76.99
	£83.40
	
	

	Increase
	2.20%
	2.20%
	
	


	The average Rent increase over 48 weeks = £1.80


3.3 Further details of the resultant rents for different property types were attached as an appendix to the report.  Rents on an individual property basis would differ.
3.4 The proposed budget included a 2.2% increase on garage rents.  The effect on individual garage rents were as follows:-
	
	No.
	2014/15
	2.20%
	Increased revenue 15/16

	Garage rate 1
	31
	£6.81
	£6.96
	£4,677

	Garage rate 2
	458
	£9.21
	£9.41
	

	TOTALS
	489
	£212,606
	£217,283
	


There was a 100+ strong waiting list for garages with few vacancies and the proposed new rent appeared to be on par with the private sector.
3.5 The service and facility charges for supported, furnished and dispersed properties were about right.  The Assistant Director suggested that they were left as they were, provided that their costs continued to be recovered. 

3.6 Occasionally parcels of land were sold and charge of £100 was requested upfront to deter frivolous applications and to recover some of the cost.  Those costs had risen and it was suggested that the fee be raised to £200. 

4 Proposed HRA Budget 2015/16
4.1 Universal Credit had started in the area and although the initial roll out was for new claimants only it was expected that an increase in arrears would be seen.  It was difficult to forecast what that increase might be but based on the experience of pilots and early adopters, collection rates for those on direct payments could be as low as 80%.  The more significant risk would be in future years (possibly 2016/17) when all the Borough Councils tenants would be migrated to Direct Payments.  The risk to the HRA would be re assessed as part of the Welfare Reform project and was covered in more detail in that report.  In the meantime it was considered prudent to build up the bad debt provision and add £100k.

The Borough Councils collection rates currently ran at 97.9%

4.2 Members approved a review of Housing’s Information, Communication and Management systems in August 2014 because needs were not met by the current system.  The review, completed by Capita, assessed and outlined what the gaps were now and against future needs and the options available to the Council. The options with outline costs would be presented to Members and approval would be sought to agree the Housing ICT strategy and any case for investment. 
Although the final outcome was not yet known or agreed it was anticipated that further investment in management systems would be required and that the services of a specialist 
Housing IT advisor/consultant would be needed to provide the detailed design requirement and take Housing Services through any procurement and implementation.  The estimated cost of such services was £45k which had been provided for in the budget.  
It was envisaged that the cost of any additional or replacement Housing 
Management systems would be met from reserves.

4.3 Although there was no compulsory requirement to survey Tenants, it was seen as good practice to obtain a current view of how well tenants’ needs were met and to gain their perspective of how services should develop in the future.  The last STAR survey was carried out in 2012 and was now due.  A budget of £12k had been allocated to conduct a survey during 2015.
4.4 The budget had allowed for investment projects to be considered which improved the appearance and safety of certain neighbourhoods and this was further considered within the Maintenance budget on another report.
4.5 In recent years a budget of £25k for Area Improvements had been set aside.  It was proposed that £20k be retained for that purpose under the management of area Tenancy Officers.  As the Council moved towards generic area based officers it would seem a motivational tool to encourage and instill ownership for the appearance and well-being of their area and community.  Each Tenancy Officer would have a £1k budget to be used for enhancements.  Details of the scheme would be formalised with the Tenants Forum so that they were kept aware of the initiatives that were being delivered.  

4.6 To enhance the Welfare Reform project plan it was proposed that £20k Opportunities Fund be set aside which supported initiatives that could help tenants into work and training by improving employment opportunities and their employability. 
4.7 The Housing Major Repairs and maintenance budget had been increased to allow for additional stock investment and environmental improvements and allowed a total £2,102 per dwelling based on a stock level of 2,669 *(includes Adelphi Court).
5 Business Improvement Initiatives

Initiatives for 2015/16 would include:-
· Gearing up for the changes brought about by Welfare Reforms and Universal Credit in particular to ensure a smooth transition;
· Adapting practices and procedures to protect cash flow and arrears;
· In consultation with tenants review United Utility water charge collection;
· Improving IT systems to manage rent collection as Universal Credit gathers momentum.  Maximise the online technology to improve customer access and need for information; and
· The 30 year business plan would be updated and re-forecasted from the results of the stock condition survey and the revised rent and arrears projections
RECOMMENDED:- That the Executive Committee agree to the following:-

1.
To note information at point (1) of the report;

2.
To note the information on balances and Voluntary Repayment Provision at point (2) of the report;

3.
To agree the Dwelling Rent and Garage Rent increases of 2.2% at point (3) of the report and note the information at Appendix B of the report;

4.
To note the information in point (4) of the report and agree 2015/16 budgets as shown in Appendix A of the report; and

5.
To note the information at point (5) of the report.

The meeting closed at 2.20 p.m.
