HOUSING MANAGEMENT FORUM









Meeting: 25th August, 2011

at 2.00 p.m.

PRESENT:- Councillors Burns, Hamilton, Murray, Pointer, Sweeney and Williams.
Tenant Representatives:- Mrs P. Charnley (Chairman), Mr W. McEwan, Mrs C. McFadyen, Mr A. McIntosh and Mr W. Ward.
12 – The Local Government Act, 1972 as amended by the Local Government (Access to Information) Act, 1985 and Access to Information (Variation) Order 2006

Discussion arising hereon it was

RESOLVED:- That under Section 100A(4) of the Local Government Act, 1972 the public and press be excluded from the meeting for the following item of business on the grounds that it involves the likely disclosure of exempt information as defined in Paragraph 2 (Minute No. 23) of Part One of Schedule 12A of the said Act.

13 – Disclosure of Interests

Councillor Burns declared a personal interest in Agenda Item 10 – Tendering of Supporting People Services (Minute No. 19) as she was a Member of Cumbria County Council.

Councillor Hamilton declared a personal interest in Agenda Item 10 – Tendering of Supporting People Services (Minute No. 19) as he was a Member of Cumbria County Council.

14 – Minutes

The Minutes of the meeting held on 16th June, 2011 were agreed as a correct record.

15 – Apologies for Absence/Changes in Membership
Apologies for absence were received from Councillors Barlow, Irwin and Richardson and from Tenant Representatives, Mr M. Burton, Mr N. Hird and Ms K. Warne.

Councillor Sweeney had attended as a substitute for Councillor Barlow.

16 – Implementing Self-Financing for Council Housing
The Housing Manager submitted a report updating Members on the introduction of self-financing for the Housing Revenue Account (HRA).

He reported that the Localism Bill contained clauses which allowed the abolition of the HRA subsidy system and introduced a self-financing system.  Each Council would be given a predetermined ‘settlement figure’ which they must raise through borrowing.  A Council could not opt out of the proposals, so it was important to develop a balanced 30-year business plan that funded the debt repayments, whilst continuing to achieve the Decent Homes Standard out of the resources (rents and other income) available.

Under the proposals the HRA would still be ring fenced but the Major Repairs allowance and a proportion of the Right to Buy receipts would be lost but no Subsidy payments would be made.
The timetable for introduction was as follows:-
· November 2011 onwards – Consultation on self-financing determinations;
· January 2012 – Final self-financing determinations published;
· February 2012 – Local Authorities set budgets and agree borrowing;
· 28th March 2012 – Payments between the Department, the Public Works Loan Board and Local Authorities to enable the start of self-financing; and
· 1st April 2012 – Self-financing goes live.

It was noted that Officers were currently updating the previous 30-year business plan based on the information available which would direct future delivery plans.  The next stages would include completing a ‘sensitivity’ analysis to ensure the assumptions made were realistic and deliverable.  A consultant would be used to health check the business plan to ensure completeness and robustness.

Further reports would be provided as more details of debt levels and available resources become available. 

RECOMMENDED:- (i) To note the content of the report; and

(ii) To agree in the first instance that the Tenant Participation Compact Working Party considered:-

· A check on the robustness and undertaking a sensitivity analysis on the content of the 30 year business plan; and

· Reviewing the current service standards and delivery in preparation for self-financing.
17 – Equality Impact Assessments
The Housing Manager submitted a report providing Members with completed Equality Impact Assessments (EIAs) on key service areas of the Housing Service in line with the Housing Service Delivery Plan 2011/12 and also the corporate single Equality Scheme Action Plan.

He reported that an EIA was a way to make sure that individual teams within the Housing Service thought about the impact of policies, procedures, strategies, functions and services to identify any unmet needs and to provide a basis for action to improve services where appropriate.

Government legislation placed statutory duties on all public Authorities to assess the impact of their work on gender equality, race equality and equality for disabled people.  The Housing Service considered the impact and potential impact of its work on the promotion of equal opportunities for everyone, regardless of race, gender, age, disability, sexual orientation or religious belief.  The EIAs included appropriate consideration of the impact on gender equality, race equality and equality for disabled people, thereby meeting statutory duties for impact assessment.

Within the Council’s Single Equality Scheme Action Plan, the Housing Service had been categorised at Priority 2, with a schedule date for EIAs to be completed by September 2011.  EIAs completed included:-
· Anti-social behaviour and Estate Management;
· Income and debt recovery;
· Homelessness; and
· Review of existing EIA on Repairs and Maintenance Service.
All EIAs had been drafted in consultation with Housing Officers, members of the Tenant Participation Compact Working Party, Equality Consultant, Chris Root and the Council’s Corporate Equalities Group.  The final draft of each of the above-mentioned EIAs had been appended to the report for Members’ approval.
It was noted that Equality legislation required all completed EIAs to be published.  The Council would publish all approved EIAs on the Council’s website under the Equality Impact Assessment Section.

RECOMMENDED:- (i) To note the information in respect of Equality Impact Assessments; and

(ii) To approve the EIAs appended to the Housing Manager’s report for publication in line with the Council’s Single Equality Scheme Action Plan.

18 – 2012 Disabled Adaptation Framework
The Housing Manager submitted a report updating Members regarding the framework to deliver disabled adaptations to Council owned properties and sought Members’ approval for Officers to re-tender the works using the existing framework agreement.

The aim of the adaptation framework was to deliver prompt and effective services for Tenants with disabilities and improve their quality of life within the home.
Prior to 2008, disabled adaptation works had been tendered on an individual property by property basis, in line with the Council’s Financial Regulations and Standing Orders. However, this had led to significant delays due to the time it had taken Officers to send out and receive estimates from Contractors. 

To avoid such delays, Officers prepared a new adaptation framework in 2008 which allowed adaptation work to be delivered around a series of pre-defined cost models and specifications to speed up the delivery process and included:-
· Access ramps and walkways;

· Handrails, banisters and mobility aids;

· Over bath showers and bathing aids; and

· Laid to floor showers and toilet adaptations.

The 2008 framework also required Contractors to complete the work within the following priority timescales:-
Priority A - Complete within 5 working days (typically included)

· Over bath showers;

· Shower trays and cubicles; and

· Small concrete ramps and steps.

Priority B - Complete within 10 working days (typically included)

· Non standard laid to floor shower areas; and

· Large concrete ramps or steps.

Having reviewed the present arrangements with regard to service delivery and customer satisfaction, Officers reported that delivery of the works via this framework had resulted in the following service improvements:-
· Improved service delivery for Tenants;

· Pre-agreed delivery deadlines for work;

· Closer working with Occupational Therapists; 

· Improved access and care arrangements; 

· Cost certainty;

· Reduced administration costs and lead in times; and

· Increased Customer satisfaction (currently 100% based on 58 surveys).

The appointed Contractor would be required to provide services that offered additional levels of sensitivity and empathy with Tenants and to have equality at the heart of service delivery.  Officers therefore advised that the Tenant Participation Compact Working Party be appointed to review the contract and procurement process in line with the Cumbria Housing Partners model to ensure it met all of the necessary criterion.

RECOMMENDED:- (i) To agree to re-tender the 2012 Disabled Adaptation Framework on the basis of the existing framework;

(ii) To agree to award the framework for a period of two years, with the option to extend by a further two years, subject to acceptable performance and service delivery by the Contractor; and

(iii) To agree that the Tenant Participation Compact Working Party would review the Contract documentation and procurement process.

19 – Tendering of Supporting People Services

The Housing Manager submitted a report providing Members with an update on the Tendering of Supporting People Services and to agree how the Housing Service should respond.
At the last meeting on 16th June, 2011, information had been provided on the Tendering of the Supporting People Contract (Minute No. 8 refers).

Today, the Housing Manager informed Members that potential Contracts had now been advertised and Tender submissions had been requested by 19th September, 2011.  The Contracts were contained in three Frameworks, the criteria for successful providers, varying from Contract to Contract.

The Housing Service currently received Supporting People funding to provide a generic Floating Tenancy Support Service and services to Tenants on the Homelink Service.

Services for Tenants on Homelink were long-term sheltered ‘accommodation’ based on Framework 1, Generic Floating Tenancy Support by Framework 2.  Details of the client base for Homelink had been appended to the report.  The client basis for Floating Tenancy Support was for up to 25 units, with numbers varying based on demand. 

In considering how to respond, the Housing Manager suggested it was appropriate for Members to be guided by the question: ‘What is the role of the Housing Service in providing Support Services to its Tenants?’

He added that the following may be helpful in considering this principle:-
(1) The introduction of the Supporting People Framework was intended to separate out Welfare/Support Services from the functions of Housing Management;
(2) There was a clear distinction between the role of Support Services and Housing Management Services.  Whilst the Service have successfully integrated these in the past, the requirement to maintain skills to provide Support Services and meet the requirements of the Quality Assessment Framework had become increasingly difficult;
(3) In the case of (2), this had been further exacerbated by the substantial reduction in Tenants requesting the service, particularly within Homelink;
(4) The Housing Service already fund and work in partnership with other organisations who provide support to Tenants with specific needs; and
(5) The Housing Service neither have the scale nor the economy to operate within a ‘competitive environment’.  To do so would pose a risk to the Housing Service and divert attention away from other areas of its work. 

In considering the above-mentioned principle, the Housing Manager commented that it was important for Tenants to be able to access Support Services.  Whilst it may be desirable to combine Support with Housing Management, he suggested the Tendering process and clarification of Support Service provision made this less practical. 

The Housing Manager suggested the role of the Housing Service should be developed into an ‘enabling role’ to ensure that vulnerable Tenants were recognised and signposted to the right provider, but not as a direct provider of Support Services.
To summarise, the Tendering of Supporting People Contracts by necessity required the Housing Service to consider its approach to providing Support Services.  Whilst there was an option to Tender for such work, the Housing Manager suggested to Members that the scale of operations was such that it would make it difficult for the Housing Service to successfully do so and to sustain such services in the longer term.  
Whilst Support Services were essential for some Tenants to sustain their tenancies, it was perhaps less important that the Housing Service provided them directly.  The Service had, for some years, worked with other providers to provide such Support Services to Tenants.

The Housing Manager’s report also provided in detail comments on the Floating Tenancy Support Service and the Homelink Service, including details of service implications.
It was moved by Councillor Hamilton and seconded by Councillor Sweeney that if anything changed during the Tendering process then the Housing Manager should report back to the Forum with proposals for re-tendering.  This was duly voted upon and declared carried.

RECOMMENDED:- (i) To agree the Housing Service does not submit Tenders to provide Support Services to Homelink Clients or to maintain the Tenancy Support Scheme in its current format;
(ii) To note that the Housing Service, in recognising the importance of Support Services, would adopt the approach of being the enabler, making Tenants aware of Support Services, where appropriate, and providing assistance to access them; 

(iii) To agree that the Housing Manager, in consultation with the Tenant Participation Compact Working Party would:-

· Agree a process of consultation to advise current Tenants of the pending changes to Homelink services under the new Contract arrangements; and

· Consider how the Service would respond to the management of equipment, communal services and liaison with any new service provider and report to the next meeting; and

(iv) To note that notice would be given to the Private Sector Clients at the appropriate time and not seek to recover any loaned equipment and provide assistance where it was practical to do so to enable them to access an alternative service provider.

(v) To agree that if anything changed during the Tendering process then the Housing Manager should report back to the Forum with proposals for the re-tendering.

20 – Performance Information Report
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:-

	Performance Indicator
	Actual 2009/10
	Actual 2010/11
	Apr -June 2011
	Target (Median)

	£ Rents Collection 
	 
	 
	 
	 

	£ Rent collected 
	 £  8,546,587 
	£8,738,448
	£2,120,260
	 £   8,321,841 

	Rent collected as % of rent due
	98.46%
	100.97%
	95.76%
	99%

	£ Current Arrears
	£165,452
	£158,236
	£179,618
	£175,679

	£ Former Arrears 
	£123,432
	£103,064
	£96,684
	£128,081

	Write Offs
	£129,709
	£114,706
	£25,768
	£34,616

	Tenants evicted for rent arrears
	18
	13
	0
	13

	Current tenants arrears % of rent owed
	1.91%
	1.86%
	8.18%
	2.10%

	Former tenants arrears % of rent owed
	1.42%
	1.18%
	4.40%
	1.90%

	£ Rent arrears Garages
	£4,094
	£3,289
	£2,536
	 £           3,750 

	£ Rent Arrears Shops
	£28,131
	£27,524
	£18,704
	 £        25,000 

	Void management
	 
	 
	 
	 

	No. of Voids
	281
	268
	80
	225

	Average relet time for dwellings (days)
	31
	28
	49
	31

	£ rent loss through vacant dwellings
	 £     101,530 
	£85,909
	 £    29,608 
	 £      129,811 

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

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

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

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

	Maintenance
	 
	 
	 
	 

	No. Repair Orders issued (Tenant Demand)
	13,068
	10890
	2543
	8946

	% all reactive repairs completed on time
	81%
	92.5%
	96.4%
	94.8

	% emergency repairs completed on time
	97%
	98.9%
	98.3%
	96.7

	% urgent repairs completed on time
	88%
	89.6%
	91.9%
	94.6

	% routine repairs completed on time
	93%
	90.6%
	96.3%
	94.1

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

	Percentage of repairs completed right first time 
	NA
	NA
	NA
	94.7

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

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

	Percentage of dwellings with a valid gas safety certificate 
	99.5%
	99.2%
	NA
	99.5

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

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

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

	Equality & Diversity
	 
	 
	 
	 

	ASB cases reported
	213
	85
	28
	119

	Percentage of closed ASB cases that were successfully resolved 
	13.1%
	72%
	81%
	NA

	% Vulnerable people achieving independent living
	87%
	97%
	90%
	77.2

	% Diversity Information : Age
	99.90%
	99.88%
	99.90%
	100%

	Gender
	100%
	100%
	100%
	98%

	Ethnicity
	66.90%
	94.70%
	71.19%
	75%

	Disability
	42.40%
	44.59%
	47.79%
	75%

	Sexuality
	43%
	41.70%
	45.15%
	55%

	Religion or belief
	43%
	43.05%
	46.34%
	55%

	Percentage of Stage 1 complaints upheld 
	NA
	25%
	25%
	NA

	Performance Indicator
	Actual 2009/10
	Apr - Mar 2011
	 
	 

	Satisfaction
	 
	 
	 
	 

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

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

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

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

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

	Value for Money - 
Cost per property - direct costs
	 
	
	
	 

	Major & Cyclical works (service)
	£1,406
	*
	 
	£1,450

	Responsive Repairs 
	£400
	*
	 
	£385

	Void Repairs
	£132
	*
	 
	£202

	Rent Arrears & Collection
	£68
	*
	 
	£67

	Community Involvement
	£31
	*
	 
	£25

	Anti Social Behaviour
	£37
	*
	 
	£24

	Neightbourhood Mgt (Estates/Tenancy mgt.)
	£95
	*
	 
	£138

	Housing Options
	£45
	*
	 
	£28

	Leasehold
	£31
	*
	 
	£136

	Total staff turnover 
	8%
	10.3%
	 
	8%

	Ave. working days lost / sickness absence 
	14.0
	22.3
	 
	10.5

	
	
	
	
	

	Housing Property
	Dwellings
	
	
	

	HSE
	1292
	
	
	

	FLATS
	1251
	
	
	

	BUNGALOWS
	157
	
	
	

	TL DWELLINGS
	2710
	
	
	

	LEASEHOLDS
	201
	
	
	

	GARAGES
	484
	
	
	

	SHOPS
	21
	
	
	

	
	
	
	
	

	SOLD PROPERTIES 
	2010-11
	No
	2011-12
	

	HSE
	231,000
	1
	46,500
	

	FLAT
	29,200
	0
	0
	

	LAND
	19,400
	6
	0
	

	TL
	279,600
	7
	46,500
	

	
	
	
	
	

	
	
	
	
	

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

	Homeless ave. days in temporary dispersed accommodation
	47
	46
	34
	

	Homeless ave. days in temporary B&B accommodation
	22
	31
	19
	

	Homeless presentations
	NA
	225
	55
	

	Homeless preventions
	NA
	146
	28
	

	Eligible Homeless
	NA
	27
	14
	

	
	
	
	
	

	
	
	
	
	

	HOUSING REGISTER
	Actual 2009/10
	Actual 2010/11
	Apr -June 2011
	

	Applicants on housing register
	 
	1700
	
	

	Cumbria Choice Register
	 
	895
	1217
	


RESOLVED:- To note the performance information report.
21 – Planned Maintenance Programme 2011/12
The Housing Manager reported information relating to the Planned Maintenance Programme for 2011/12.  The information is attached at Appendix A to these Minutes.
RESOLVED:- To note the information.
REFERRED ITEMS

THE FOLLOWING MATTER WERE REFERRED TO COUNCIL FOR DECISION

22 – Housing Maintenance Contract 2011/15
The Housing Manager submitted a report recommending the appointment of a Contractor following the re-tendering of the Housing Maintenance Contract.
It was noted that the current Responsive Repairs Contract was due to end on 4th November, 2011.  A report had been presented to the Housing Management Forum on 26th August, 2010 outlining the basis on which the Tendering would be completed and new Contract arrangements introduced.

In short this included:-
· Planned Investment works removed from the Contract and delivered through Cumbria Housing Partners;
· The works to be included in the Contract would be: responsive repairs, voids, gas servicing and breakdown repairs, out-of-hours emergency repairs;
· The Form of Contract would be as now: NEC 3, Target Cost;
· The term to be as now, four years with the option for further a two years; and
· The new Contract to be awarded on the basis of a 20% quality/80% price matrix.
It had also been agreed that the process of going out to Tender would be progressed in consultation with the Tenant Participation Compact Working Party (TPCWP).

In accordance with OJEU rules the Contract had been advertised in the prescribed manner.  Following the first advert, four Contractors had expressed interest in the Contract, but only two had been interested in submitting a Tender for all of the work areas included in the Contract.  As one of the two was the existing Contractor, to continue with the process would not have resulted in a sufficiently robust competitive process to ensure value for money.  The Contract had therefore been re-advertised, following which, four Contractors had expressed an interest in carrying out the full scope of works.
The Tendering process had resulted in a range of scores from the four different Contractors who had expressed interest.  Based on the cost/quality procurement model one Contractor had clearly scored significantly higher than the three competitors.  Whilst the Council was not required to select the highest score, there had been a significant difference between the highest and next highest which would make it inappropriate not to appoint the Contractor with highest score.  The successful Contractor, Vinci Facilities Ltd had been notified and all of the other Contractors had been advised of the scores and that the Vinci Tender would be progressed as a preferred Contractor.  Unsuccessful Contractors had also been made aware of the ten day procurement standstill period for challenge which had ended on 8th August, 2011 and no challenges had been received.
It was noted that action already taken, prior to formal appointment by the Council, was to ensure that the timescales for achieving a close down of the existing Contract and mobilisation of the new Contract would be achieved by 5th November 2011.

A Member had expressed concern over potential gaps in the service provided to Tenants during the close down of the previous Contract and the mobilisation of the new.  Concerns had also been raised regarding TUPE arrangements for staff.  The Housing Manager responded by saying that TUPE would apply but it would be up to the new Contractor to make their own assessment of that process.  He also advised Members that during the close down of the current Contract and the mobilisation of the new, there may be some delays of routine repairs of being completed but Tenants would be advised of such delays when reporting such repairs.

RECOMMENDED:- To recommend to appoint Vinci Facilities Ltd to deliver the Housing Maintenance Contract from 5th November, 2011 for a period of four years.

23 – Housing Establishment
The Housing Manager submitted a detailed report regarding staffing implications within the Housing Establishment.

RECOMMENDED:- (i) To agree that Post No. OHS 097 be continued on a revised job description, as outlined in the report and that Post No. OHS 330 be deleted;

(ii) To consider further the implications of TUPE as information becomes available and the staff to which it may apply; and

(iii) To agree to issue all staff indicated on Appendix C of the Housing Manager’s report, notice that their posts had been identified as ‘at risk’ and that the Council’s redundancy policy would apply.

The meeting closed at 2.47 p.m.












