HOUSING MANAGEMENT FORUM









Meeting: 19th January, 2012








at 2.00 p.m.

PRESENT:- Councillors Hamilton, Barlow, Irwin, Murray, Pointer, Richardson and Williams.
Tenant Representatives:- Mrs P. Charnley (Chairman), Mr M. Burton, Mr W. McEwan, Mrs C. McFayden, Mr W. Ward and Ms B. Whitby.
36 – Minutes

The Minutes of the meeting held on 1st December, 2011 were taken as read and confirmed.
37 – Apologies for Absence/Changes in Membership
Apologies for absence were submitted from Councillor Burns, Mr N. Hird, Mr A. McIntosh and Ms K. Warne.
Ms B. Whitby had attended as a substitute for Mr A. McIntosh for this meeting only.

38 – Housing Maintenance Investment Programme 2012/13
The Housing Manager submitted the report to agree the spend profile for the Housing Services Investment Plans for 2012/13.  The expenditure profile and priorities were based on the five year Asset Management Plan agreed at the Housing Management Forum on 26th August, 2010.  Details of progress during the current year had also been provided.
The report provided up to date details of the properties scheduled for work during the year and how the work should be delivered.

In compiling the 2012/13 Investment Programme the Housing Manager had followed the Settlement Payments Determination draft 2012/13 which replaced the former Subsidy Determination guidelines.  The principles adopted in drafting these (The 2012/13 Investment Programme) was funded from the Housing Revenue Account or from the Major Repairs Allowance.  The principles adopted in drafting these proposals continued with the previously agreed targets set out in the 2010 Asset Management Plan and sought to ensure:-
· The Council achieves the Decent Homes standard;
· The aspirations of tenants are considered and incorporated within plans; and
· To work collaboratively with other housing providers and contractors to improve delivery of planned and responsive repairs services. 

The plan also established the following targets:-
1. Increase % of Sedbuk A rated boilers from 44% to 75% by 2015


Actual boiler percentage increase forecast by 31/3/2012 = 72.5%

2. Increase % of bathrooms less than 15 years old from 40% to 60% by 2015


Actual bathroom percentage increase forecast by 31/3/2012 = 62%

3. Increase % of kitchens less than 15 years old from 40% to 60% by 2015


Actual kitchen percentage increase forecast by 31/3/2012 = 81%

Properties identified for improvement were completed on a “worst first” and “just in time” basis.  Programmes of delivery reflected the need to satisfy Decent Homes requirements and were based on the results from the independent Stock Condition Survey completed in March 2010.  Properties scheduled for investment during 2012/13 were considered along with provisional properties identified for improvements during years 4 and 5 of the Asset Management Plan.

1. Progress during the Current Year 2011/12
All planned investment works had progressed satisfactorily during the year.  The re-pointing work on Walney was scheduled to commence in late February, early March 2012.

Investments 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.

Progress on delivery would continue to be reported to this Forum on a regular basis through the Information Report.

The table below provides an indication of the number of properties that had benefited from the more significant Investment Plans and would be updated where appropriate at year end.

	Type of Work
	No of Properties due for improvement in 2011/12
	No of Properties Completed at 31/12/2011

	Kitchens
	314
	252

	Bathrooms
	195
	100

	Central Heating
	300
	195

	Rewires
	124
	90

	Painting
	492
	348

	Re-Pointing 
	62
	Tender return 27/01/12

	Minor Adaptations
	N/A
	101

	Major Adaptations
	N/A
	69


It was normal practice when presenting this report to provide an update on the number of properties failing the decent homes standard.  The assessment was based on information provided by the independent Stock Condition Surveys carried out in 2006 and 2010.  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 31.12.2011
	0
	0%


2.
Suggested Investment Profiles for 2012/13
The Housing Manager submitted a suggested investment profile for 2012/13 which is attached at Appendix A to these Minutes.
The profile followed the “sustainable” investment model identified in the 2010 Asset Management Plan and built on existing priorities to upgrade kitchens, bathrooms, heating and electrical circuits on a worst first basis. 

The HRA baseline model allocation for 2012-13 was:

Maintenance Allowance
(per property £1079.61)
£2,925,744 




(11-12 figure = £3,028,330)
Major Repairs

(per property £702.92)
£1,904,924



(11-12 figure = £1,915,098)



Total 
£4,830,668

The reduction in the values of “Maintenance Allowance” between 2011/12 and for 2012/13 was due to transitional cash protection element that had been factored in and a reduction in stock numbers.

The reduction in values for “Major Repairs Allowance” related to the reduction in stock numbers and changes to the calculation of MRA.
3.
Progressing the Planned Investment Works
The majority of the planned works had been delivered through the Housing Services arrangement with CHP.  A new four year framework had been established with CHP and GM Procure and the Housing Manager proposed that this arrangement be continued as it had demonstrated significant cost savings and Gershon efficiencies. 

In 2011 a series of “mini competitions” had been completed to appoint suitable CHP contractors to undertake investment programmes.  Officers recommended continuing with these arrangements subject to ongoing satisfactory levels of performance, service delivery and customer care.

The Councils commitment to exceed the delivery targets set out in the 5 year Asset Management Plan showed for example; that 72.5% of properties now had “Sedbuk A” rated boilers.  This was approximately three years ahead of schedule and had led to a significant reduction in the anticipated costs for annual servicing, breakdown and associated building work costs for heating maintenance.  These improvements also provided tenants with additional savings in the form of reduced operating and running costs and allowed elements of the maintenance budget to be re-directed into new investments targeting other areas of the housing stock including:-
£300,000 
Re-Roofing works - Griffin estate (2 year delivery plan);
  £50,000
Balcony renewals - Central areas (2 year delivery plan); and
  £50,000
Fencing renewals - Upper Hindpool

The 5 year Asset Management Plan detailed existing insulation levels within the stock.  Officers had identified a small number of 3 storey flats in Lower Hindpool that were classified as “unsuitable” to receive cavity wall insulation.  A feasibility study was presently ongoing with Community Energy Saving Programme (CESP) to assess the cost and benefits of providing external wall insulation to these properties (Tay Court, Craven Park Court and One block in Anson Street).  The cost to deliver this work would be matched funded by CESP and was estimated to cost in the region of £150,000.  At this stage, Officers were advising that the Councils contribution was expected to be in the region of £75,000 and would provide Members with a detailed report of the funding options to progress this investment.

Members were requested to agree that Officers procure the new works shown in point 3, above using the most economically advantageous procurement option.  This may include CHP or a traditional competitive tendering process.

RECOMMENDED:-
(i)
Note progress on achieving and maintaining the Decent Homes Standard shown at point 1;
(ii)
Agree principles highlighted in point 2; and the Annual Investment Profile attached at Appendix A to these Minutes;
(iii)
Agree to deliver a significant proportion of the investment proposals shown at Appendix D to the report through Cumbria Housing Partners subject to compliance with the frameworks group accounting requirements; and
(iv)
Agree that Officers procure the new planned investments shown in point 3 above using CHP or traditional competitive tendering.

39 – Performance Information Report – April 2011 to December 2011 

The Housing Manager submitted information relating to a selection of local and national performance indicators and Best Value Performance Indicators.  The information was as follows:-
	PI REF
	Performance Indicator
	Actual 2009/10
	Actual 2010/11
	Apr -June 2011
	Apr -Sept 2011
	Apr- Dec 2011
	Target (Median)

	 
	£ Rents Collection 
	 
	 
	 
	 
	 
	 

	HMP210
	£ Rent collected 
	£8,546,587
	£8,738,448
	£2,120,260
	£4,531,664
	£6,782,537
	£ 9,141,931

	HMP210
	Rent collected as % of rent due
	98.46%
	103.47%
	101.06%
	99.18%
	96.24%
	99%

	Mgt
	£ Current Arrears (dwellings)
	£165,452
	£155,726
	£179,618
	£212,644
	£240,928
	£175,679

	Mgt
	£ Former Arrears (dwellings)
	£123,432
	£103,418
	£96,684
	£92,124
	£93,751
	£128,081

	HCPI
	Write Offs
	£129,709
	£114,706
	£25,768
	£49,267
	£64,223
	£34,616

	HMGN 50
	Tenants evicted for rent arrears
	18
	13
	0
	3
	5
	13

	CMCX13
	Current tenants arrears % of rent owed
	1.91%
	1.79%
	8.28%
	4.58%
	3.44%
	2.15%

	HCPI
	Former tenants arrears % of rent owed
	1.42%
	1.18%
	4.46%
	1.98%
	1.34%
	1.90%

	Mgt
	£ Rent arrears Garages
	£4,094
	£3,289
	£2,536
	£4,520
	£7,197
	£ 3,750

	Mgt
	£ Rent Arrears Shops
	£28,131
	£27,524
	£18,704
	£13,497
	£17,580
	£25,000

	 
	Void management
	
	
	
	
	
	

	 
	No. of Voids
	281
	264
	80
	103
	165
	225

	GNPI 36
	Average re-let time for dwellings (days)
	31
	28
	49
	45
	
	33

	GNPI 30
	£ rent loss through vacant dwellings
	£101,530
	£85,909
	£29,608
	£53,854
	
	£129,811

	Mgt
	£ rent loss due to vacant garages
	£4,873
	£4,907
	£1,177
	£2,583
	
	£4,500

	Mgt
	£ rent loss due to vacant shops
	£4,253
	£4,844
	£3,125
	£8,546
	
	£4,000

	HMGN 100
	%  properties accepted on first offer
	NA
	73.9%
	NA
	NA
	
	70%

	Mgt
	Cost per Void (Rents, Repairs, Mgt & Arrears)
	NA
	£2,556
	£1,141
	£3,543
	
	

	 
	Maintenance
	
	
	
	
	
	

	 
	No. Repair Orders issued (Tenant Demand)
	13,068
	10890
	3350
	6609
	8979
	8946

	 
	% all reactive repairs completed on time
	81%
	92.5%
	98.7%
	94.0%
	98.4%
	94.8

	GNPI 18
	% emergency repairs completed on time
	97%
	98.9%
	98.1%
	98.2%
	87.7%
	96.7

	GNPI 19
	% urgent repairs completed on time
	88%
	89.6%
	87.8%
	90.1%
	89.5%
	94.6

	GNPI 20
	% routine repairs completed on time
	93%
	90.6%
	91.3%
	92.5%
	92.8%
	94.1

	HMPI 90
	Average end-to-end time for all reactive repairs (days)
	12.6
	12.6
	9
	9
	10.3
	9

	HMPI 100
	Percentage of repairs completed right first time 
	NA
	NA
	NA
	NA
	NA
	94.7

	BV 185
	Appointments kept as a percentage of appointments made 
	97%
	97.13
	NA
	NA
	NA
	96.8

	HMPI 380
	Appointments made as a percentage of repair orders (excl gas & voids)
	100%
	100%
	NA
	NA
	NA
	94.1

	G15CO
	Percentage of dwellings with a valid gas safety certificate 
	99.5%
	99.2%
	98.56
	99.71
	99.82
	99.5

	COMP1
	Average time taken to answer inbound telephone calls (in seconds) 
	NA
	NA
	NA
	NA
	NA
	

	NI 158 
	Percentage of homes that fail to meet the Decent Homes Standard 
	0%
	0.0%
	0.0%
	0.0%
	0.0%
	6.70%

	BV63 (amended)
	*Average energy efficiency rating of dwellings (based on SAP 2005) 
	76.20%
	68.3
	68.3
	68.3
	68.3
	69.10%

	 
	Equality & Diversity
	
	
	
	
	
	

	 
	ASB cases reported
	213
	85
	28
	45
	53
	119

	HMPI 60A
	Percentage of closed ASB cases that were successfully resolved 
	13.1%
	72%
	81%
	83%
	90%
	NA

	NI 141
	% Vulnerable people achieving independent living
	87%
	97%
	90%
	100%
	98%
	77.2

	HMPI 60B
	% Diversity Information : Age
	99.90%
	99.88%
	99.90%
	99.81%
	99.89%
	100%

	HMPI 60C
	Gender
	100%
	100%
	100%
	100%
	100%
	98%

	HMPI 60D
	Ethnicity
	66.90%
	94.70%
	71.19%
	71.91%
	94.92%
	75%

	HMPI 60E
	Disability
	42.40%
	44.59%
	47.79%
	42.00%
	50.50%
	75%

	HMPI 360
	Sexuality
	43%
	41.70%
	45.15%
	46.28%
	54.95%
	55%

	BV 12
	Religion or belief
	43%
	43.05%
	46.34%
	47.55%
	56.49%
	55%

	HMPI 190
	Percentage of Stage 1 complaints upheld 
	NA
	25%
	0%
	20%
	33%
	NA

	 
	Performance Indicator
	Actual 2009/10
	Apr - Mar 2011
	Apr -June 2011
	Apr -Sept 2011
	Apr- Dec 2011
	Target (Median)

	 
	Satisfaction
	 
	 
	 
	 
	 
	 

	HMPI 270
	Percentage of tenants satisfied with the landlord's services overall 
	87%
	87%
	
	
	
	NA

	HMPI 80 
	Percentage of tenants satisfied with repairs and maintenance 
	88%
	88%
	
	
	
	NA

	HMPI 340 
	Percentage of tenants satisfied that their views are taken into account 
	76%
	76%
	
	
	
	NA

	HMPI 230
	Percentage of new tenants satisfied with the allocation and letting process
	NA
	NA
	
	
	
	NA

	HMPI 200 
	Percentage of residents satisfied with estate services 
	81%
	81%
	
	
	
	NA

	 
	Value for Money - 
Direct Costs per property 
	
	
	
	
	
	

	Housemark
	Major & Cyclical works (service)
	£1,406
	£1,294
	
	
	
	£1,446

	Housemark
	Responsive Repairs 
	£400
	£455
	
	
	
	£449

	Housemark
	Void Repairs
	£132
	£144
	
	
	
	£177

	Housemark
	Rent Arrears & Collection
	£68
	£53
	
	
	
	£67

	Housemark
	Community Involvement
	£31
	£27
	
	
	
	£43

	Housemark
	Anti Social Behaviour
	£37
	£29
	
	
	
	£37

	Housemark
	Neighbourhood Mgt (Estates/Tenancy mgt.)
	£95
	£34
	
	
	
	£58

	Housemark
	Housing Options
	£45
	£43
	
	
	
	£34

	Housemark
	Leasehold
	£31
	£50
	
	
	
	£136

	NI 158
	Total staff turnover 
	8%
	10.3%
	
	
	
	8%

	BV63 
	Ave. working days lost / sickness absence 
	14.0
	22.3
	1.8
	4.3
	
	10.5

	
	
	
	
	
	
	
	

	
	Housing Property
	Dwellings
	
	
	
	
	

	
	HSE
	1290
	
	
	
	
	

	
	FLATS
	1258
	
	
	
	
	

	
	BUNGALOWS
	157
	
	
	
	
	

	
	TL DWELLINGS
	2705
	
	
	
	
	

	
	LEASEHOLDS
	202
	
	
	
	
	

	
	GARAGES
	484
	
	
	
	
	

	
	SHOPS
	20
	
	
	
	
	

	
	
	
	
	
	
	
	

	
	SOLD PROPERTIES 
	No
	2010-11
	2011-12
	
	
	

	
	HSE
	3
	231,000
	148,500
	
	
	

	
	FLAT
	1
	29,200
	27,000
	
	
	

	
	LAND
	0
	19,400
	0
	
	
	

	
	TL
	3
	279,600
	175,500
	
	
	

	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	

	
	HOMELESSNESS
	Actual 2009/10
	Actual 2010/11
	Apr -June 2011
	Apr-Sept 2011
	Apr-Dec 
2011
	

	
	Homeless aver. days in temporary dispersed accommodation
	47
	46
	34
	50
	62
	

	
	Homeless aver. days in temporary B&B accommodation
	22
	31
	19
	17
	18
	

	
	Homeless Total Cases Closed
	
	616
	229
	416
	599
	

	
	Homeless Advice
	
	216
	140
	225
	263
	

	
	Homeless Prevention 
	NA
	174
	33
	79
	93
	

	
	Homeless Applications
	
	226
	56
	112
	147
	

	
	Homeless Successful Preventions
	NA
	146
	28
	68
	77
	

	
	Eligible Homeless (Owed a full duty)
	NA
	27
	6
	13
	19
	

	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	

	
	HOUSING REGISTER
	Actual 2009/10
	Actual 2010/11
	Jun-11
	Sep-11
	Dec-11
	

	
	Applicants on housing register
	
	1700
	
	
	
	

	
	Cumbria Choice Register
	
	
	1407
	1405
	1403
	


RESOLVED:- That the information be noted.
40 – Planned Maintenance Programme 2012/13 

The Housing Manager reported information relating to the progress of the Planned Maintenance Programme for 2012/13.  The information is attached as Appendix B to these Minutes.

RESOLVED:- To note the information.
REFERRED ITEMS

THE FOLLOWING MATTER WAS REFERRED TO COUNCIL FOR DECISION

41 – Housing Revenue Account 2012/2013
The Housing Manager submitted a report to agree in principle a Housing Revenue Account Budget for the financial year 2012/13. The new system of Self Financing was due to come into force from 1st April, 2012 and replaced the current system of managing housing finance within the HRA subsidy system altogether. This was done by adjusting the level of debt held by local authorities. This meant that Barrow Borough Council would take on additional borrowing of £17.41 million. It was expected to service the cost of the extra debt and manage and maintain the housing stock to the Decent Homes Standard (DHS) from the rents collected from tenants. Subsidy repayments to government would no longer be made.
Rents would still be controlled centrally through the existing restructuring mechanism to raise Council rents in line with the private sector.

The expected outturn and proposed HRA for 2011/12 was attached as an appendix to the report.
In compiling this report the Housing Manager had followed the Settlements Payments Determination Draft 2012/13 which replaced the former Subsidy Determination guidelines.

The report also provided an Expected Outturn Budget for the current year 2011/12 and information regarding balances.

1.
Expected Outturn Budget 2011-12
The outturn for the year forecasted a net deficit of (£1,900).  Key factors were:

· HRA Income would be in line with expectations taking into account the reduction in income for Homelink to year end;
· Dwelling rents, other services and charge income and Right to Buy sales were in line with budget;
· Management and maintenance expenditure was less than budget;
(Changes in personnel working hours and unfilled vacancies had resulted in savings estimated to be £75,000 for the year).

· Dwelling depreciation and subsidy repayments had increased.
2. Balances on the Expected Outturn for 2011-12

The above was likely to result in the following movement in balances:-

2.1
Balance on the Major Repair Reserve as at 31 March 2011

     : £  198,638


The above funds were not expected to be spent in year and therefore the balance on


MRR at year end would remain the same



2.2
Balance on the Housing Revenue Account as at 31 March 2011 
    :  £ 1,035,988


2.3
Breakdown of Balance on Account


Balance on the Housing Revenue Account as at 31 March 2011
    :  £ 1,037,888


Forecast Deficit 2011-12* 


    :  £       (1,900)

Estimated Balance at year end    



    :  £  1,035,988






      ------------------

The subsidy repayment was forecast to rise to £1,078,640 or £176,120 more than budget. Any additional interest payable on additional debt from 28th March to the year end would be offset against the subsidy payable and therefore there should be no additional cost to the authority.
3. Draft Proposed HRA Self Financing Budget 2012-13

In proposing the budget for 2012/13 the following factors had been taken into account:-
3.1 Self financing would require new borrowing (£17,415m) and increased interest payments by an estimated £736,940. Additional provision was made within the budget for repayment of £881,740 

3.2 Housing Subsidy repayments would end. 

3.3 The Settlements Payments Determination provided a budgetary framework and guidelines for rental income and management, major repair and maintenance expenditure and was very similar to the calculations used in previous subsidy determinations. It assumes that council housing rents should converge by 2015 -16 and rise by RPI + 0.5%. The Determination Guidelines were:

· Dwelling rents increase by 7.1% or £643,234

· Major Repair costs rise by 0.5% or £10,191

· Maintenance costs reduce by 4.45% or £(136,315) 

· Management expenditure increases by 3.33% or £62,869

· The movement was mostly influenced by:

· Re-lets and terminations reduced by 13% 

· Stock level reduced by 6 

· Geographic area scaling adjustments
· The 11-12 allowance had an additional transitional cash protection element factored in into the allocation last year


Total movement
       :
 £ 559,597

3.4
Dwelling Rents

Rent restructuring was a mechanism which would harmonise rents across the country. Every property had a Target Rent determined by the property’s value, size and location and every year rents were uplifted by the formula of half a % above inflation to move rents towards the Target Rent. Increases were capped so that they remained affordable. For 2012/13 the increase was based on an RPI of 5.6% + 0.5% and the date for convergence for the Target Rent was unchanged and had 4 years to go. The effect for this authority was as follows:-
	Current

Rent 

(52 wks)
	Uplift (5.6% +0.5%)

(52 wks)
	Uplift 

Convergence factor 

(52 wks)
	Capped  Limit

(52 wks)
	Target Rent

(52 wks)

	£64.14
	£68.05
	£68.66
	£68.66
	£70.49


	
	52 Weeks
	48 Weeks
	
	Average Rent increase

	2010/11
	£64.14
	£69.49
	
	

	2011/12
	£68.66
	£74.38
	
	£4.90

	Increase
	7.05%
	7.05%
	
	


Attached as and appendix to the Housing Manager’s report were further details of the resultant rents for different property types. Rents on an individual property basis would differ.

3.5
The housing repairs and maintenance budget had been adjusted in line with guidelines and allowed £1,782.53 per dwelling.

4 Other Charges

4.1 Garage Charges

As it was normal practice to recommend that garage rents were increased in line with residential properties the proposed budget included a 7.05% increase on garage charges which generated £12,878.
The effect on individual garage charges would be as follows:-
	
	2011/12
	+5%
	+7.05%
	+10%

	Garage rate 1 (27)
	£5.78
	£6.06
	£6.19
	£6.35

	Garage rate 2 (457)
	£7.99
	£8.38
	£8.55
	£8.79

	Increase
	 
	£8,917.92
	£12,815.52
	£18,287.52


There was a 100 strong waiting list for garages with few vacancies and the proposed new rent still appeared less than in the private sector.

The Housing Manager therefore, suggested that Members give consideration to increasing current rents by 7.05%.

4.2 Homelink

All services would be removed apart from the Lifeline element at a reduced charge of £1.00 per week.

4.3 Other Charges

Previously the principle had been agreed to vary certain changes as required to reflect the full cost of the service.  These charges were altered when contracts were reviewed.  The Staircase Cleaning contract was currently going through the tender process and it was anticipated that the new rates would be advised and altered for 1st April, 2012.

The Housing Manager also recommended that this principle be continued.

5. Business Improvement Initiatives

The 2011/12 initiatives on Income Management were largely complete as was the work in restructuring cost centres.  Initiatives for 2012/13 would include:-
· Improvements to design of rent statements to make them easier to understand and respond to tenant’s choice of format, delivery and frequency with the objective of reducing print and post costs;
· Process improvements which streamlined and reduced costs on responsive repairs and voids;
· Develop the Information Systems and Technology strategy to support the improvements and reduce IT costs; and
· Review rents and charges for supported and furnished tenancies and dispersed accommodation.

RECOMMENDED:- To approve the Housing Manager’s recommendations and request the Executive Committee to:-
(i)
Note information at (1) of the report;

(ii)
Note the information on the balances as at (2) of the report;

(iii)
Note the information in point (3) of the report and agree the 2012/13 budget as shown at Appendix A of the report;
(iv)
Agree an average increase of 7.05% in line with Rent Restructuring guidelines and note the effect on individual rents as shown at Appendix B of the report;

(v)
Agree the increase of Garage charges of 7.05% as shown at point 4.1 (above); and

(vi)
Note the information at (4.2) and (4.3).
The meeting closed at 2.16 p.m.[image: image1.png]
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