HOUSING MANAGEMENT FORUM









Meeting: 25th February, 2010

at 2.00 p.m.

PRESENT:- Councillors Dawes, Flitcroft, Garnett, J. Hamezeian, Hammond, James and Maltman.

Tenant Representatives:- Mrs P. Charnley (Chairman), Mrs M. Burgess, Mr N. Hird, Miss A. Hotchkiss, Mr A. McIntosh, Mr D. McMillan, Mrs J. McMurray and Mr J. Slater. 

36 – Minutes

The Minutes of the meeting held on 21st January, 2010 were taken as read and confirmed.
37 – Apologies for Absence/Changes in Membership
An apology for absence was submitted from Councillor Waiting.

Councillor Garnett had attended as a substitute for Councillor Irwin for this meeting only.

Mrs J. McMurray had attended as a substitute for Mr T. Wilson for this meeting only.
38 – Housing Maintenance Programme – Reduction in Resources
The Housing Manager reported that at the last meeting of the Housing Management Forum on 21st January, 2010 it was agreed to produce a balanced budget by reducing the Housing Maintenance Budget by £137,470 (Minute No. 35 refers).  The purpose of his report was to agree how this reduction could be addressed.

Attached as an appendix to his report was the unadjusted spend profile for the Maintenance Plan for 2010/11.  In considering this matter the Housing Manager made Members aware of the following matters:-
1.
Details of the proposals for the review of the Housing Subsidy System would be announced shortly;

2.
In completing the drafting of the HRA budget for 2010/11 there were still outstanding issues:-


(i)
Repayment of subsidy for 2009/10 had not been readjusted; and


(ii)
The Housing Manager had been advised MRA funding of c.£1.9M.   
However, no adjustment appeared to have been made in recognition that 
£300,000 was brought forward to this financial year 2009/10.

3.
Investment through the Maintenance Budget was directed by stock condition data.  Investment plans were developed for many of the internal upgrades on a five year basis, the last coming to an end in the year 2010/11.  Not all of the investment profiles had been fully committed and tenants had not been advised of intended work.  This would not actually occur until the current stock condition survey was complete.

Options for Achieving a Reduction of £137,000
The need to achieve this reduction in expenditure was not foreseen and was, in the main, a result of changes to the subsidy arrangement for 2010/11.  
Officers had reviewed the budget profile and commented as follows:-

1.
Reduction in expenditure would be required for ‘revenue funded’ schemes not MRA

With reference to the budget profile shown at Appendix A to the Housing Manager’s report the resources identified were, in the main, based on historical costs.  Officers had reviewed these and commented as follows:-

(i)
Contingencies/Routine Maintenance

This budget profile met the commitment to carry out tenant demand repairs and repair properties that became vacant.  Whilst there may be areas where in reviewing the ‘practice’ savings could be achieved, in view that they would not achieve reductions in expenditure required, but perhaps should considered as part of a review of the way forward with the responsive repairs contract.
(ii)
Other Planned Maintenance


Works funded through this area of the budget included ongoing cyclical items, such as gas safety tests and servicing, to one off areas of expenditure.  The identified level of expenditure against each area of work was based on historical cost or estimated costs.  It was suggested that Members may wish to give consideration to the following:-

	Door entry replacement (intercom systems) Budget
	£150,000

	Comment: to start during 2009/10 and complete in 2010/11
	

	Reduction

Revised budget
	£50,000

£100,000

	Other contractors planned work (misc.) Budget
	c.£197,000

	Comment: works funded would include 'one off' schemes such as repainting.  There are no commitments for 2010/11 and as such I would suggest the figure be reduced.
	

	Reduction
	£87,470

	Revised budget
	c.£109,530


(iii)
MRA (Major Repairs Allowance)

This was a direct grant and it would be inappropriate to make any reductions.

2.
Contribution from Reserves

At the last meeting on 21st January, 2010 it was reported that the likely reserves on the HRA would be as follows:-

	Balance at 1.4.09
	£845,900

	Ongoing Housing Maintenance
	£(72,000)

	Forecast surplus 2009/10
	£188,810

	
	

	Estimated balance at year end
	£962,790



The balances were higher than what the Borough Treasurer would regard as prudent, having regard to the size and risks associated with providing the Housing Service.


Balances on reserves could be used to fund investment in the stock.  
However, the Housing Manager suggested any decision regarding balances should be deferred until the Stock Condition Survey was complete and the review of the HRA subsidy was known.
In summary, the Housing Manager recommended that in order to achieve the necessary reduction of £137,470 he had identified the following options:-


(i)
Reduce resources for door entry by £50,000 and other Planned Maintenance by £87,470; or


(ii)
Use balances on the HRA of £137,470 to assist with original draft proposals.

RECOMMENDED:- (i) That the information in the report be noted; 

(ii) That the resources for overall Planned Maintenance be reduced by £137,470 (door entry £50,000 and other contractor planned work £87,470).

39 – ASB Action Ltd
The Housing Manager provided Members with information relating to a Service Level Agreement that the Borough Council Housing Service were keen to progress to assist the Estates Team deal effectively and efficiently with anti-social behaviour cases in line with the Tenant Services Authority (TSA) National and Local Standards.

At present the Housing Service out-sourced legal work for anti-social behaviour to Crutes Solicitors.  The current arrangement was due for renewal in April, therefore alternative services were being looked at not only prepared legal case work but to also give training, advice and mentoring to the Estates Team staff.
For background, the TSA had recently published proposals for a new regulatory framework for social housing in England.  The statutory consultation had now closed.  The new system of regulation would commence from 1st April, 2010.

There were six national standards; one of the key areas was ‘Neighbourhood and Community - Anti-social Behaviour’.  The TSA, through national consultation with tenants and residents, were aware anti-social behaviour was an important issue that tenants wanted dealing with effectively to ensure that areas where they lived were a ‘safe environment where people choose to live’.  The deadline for the Housing Service to publish plans for developing local standards and a report for the TSA detailing how the national standards were already met and the processes for monitoring and reviewing how anti-social behaviour was dealt with was October 2010.

The core service provided by ASB Action Ltd was the provision of anti-social behaviour and neighbour nuisance services.  This would assist the Housing Service to deal effectively with anti-social behaviour and neighbour nuisance, using tried and tested methods developed by three of the country’s leading practitioners in this field.

The services that could be provided by ASB Action Ltd included:-
· Review cases referred and provide action points to the Estates Team within specified timescales to ensure prompt service to our customers.

· Where appropriate, collect evidence and construct witness statements to a standard required for Civil Court proceedings.

· Act as professional witness in court where required.

· Carry out audits/case reviews.

· Provide the Estates Team with the range of appropriate legislation which can be used to resolve specific cases and support strategic initiatives.

· Review the Housing Service’s existing Anti-Social Behaviour Policies and Procedures and, where necessary, make recommendations to ensure service improvement.

· Provide Barrow Housing Service with a witness support service, including an out-of-hours telephone service to support the most vulnerable witness.

· Provide a coaching, training and mentoring service for the front line officers and managers of the Housing Service on the best practice for tackling and preventing anti-social behaviour.

· ASB Action Ltd, in supporting Barrow Housing Service, will seek to provide a service which appears seamless to the complainant/witness.

ASB Action Ltd offered a Service Level Agreement in which the Borough Council Housing Service could undertake to purchase 15 days to be used over a 12 month period.  The 15 days could be used however the organisation felt would best suit the needs of the Estates Team i.e. training, mentoring, critical friend, case work reviews, etc.  Within the 15 days staff were not deducted any time for telephone or e-mail advice.  Staff could ring through with problems and they would be advised of the course of action to take.  The Housing Service would be invoiced monthly with itemised work/cases giving hours used as an audit trail.

In considering this option, the Housing Manager had made enquiries with neighbouring social housing providers who advised that the use of ASB Action Ltd had improved their management of such services.

The cost of a 15 days Service Level Agreement including training was £7,000.  The existing legal work by Crutes Solicitors was at an annual cost of £9,000.
RECOMMENDED:- (i) That the information on the Service Level Agreement with ASB Action Ltd be noted; and
(ii) Members agree that the requirement to obtain written quotations be suspended and the Operations Manager proceeds with the Service Level Agreement with ASB Action Ltd.

40 – Choice Based Lettings: Cumbria Choice
The Housing Manager provided Members with an update on progress with the Cumbria-wide Choice Based Lettings (CBL) Project.

The Council had recently been awarded a grant of £37,818 towards the cost of participating in the Cumbria Choice Lettings Project.  This now meant that all six districts or boroughs had received grant funding towards the Project.  In addition, he also reported that Accent Housing, the other major social housing provider in the Borough, had indicated they would become involved in the process.

A Project Board had been established to manage the project which consisted of representatives of each of the partner organisations.  In addition, working groups had been established to focus on specific issues such as IT procurement, policy development and publicity.  

It was being proposed that the CBL Project be branded as ‘Cumbria Choice’.

One of the challenges with such a project was balancing the requirements of each of the partners whilst being able to reach consensus on the way forward.  In order to aid this process it was proposed that the arrangement be formalised by means of a ‘Partnering Agreement’.

A draft copy of the Partnering Agreement was attached as an appendix to the Housing Manager’s report for Members’ approval.  The document had been checked by the Council’s Director of Corporate Services and the Housing Manager asked Members to agree the Council entering into this Agreement, in principle, following consultation with all partners.   He reported that progress had also been made on a draft Allocations Policy which would form the operating basis for Cumbria Choice.  A copy of the draft was also attached as an appendix to his report.
It was proposed that the draft Allocations Policy would go through a three months consultation process before being presented back to each partner for formal approval.

The consultation process would include:-
· circulating the draft to all stakeholders in Cumbria identified by the partners, including tenant groups, statutory and voluntary agencies; and

· inclusion on the website of all partners.

In addition, the Housing Manager would arrange a meeting for Members of the Forum during the consultation to highlight the impact of the draft Policy on this Council.

RECOMMENDED:- (i) That the content of the report be noted;
(ii) That it be agreed in principle that the Council enter into a Partnering Agreement to formalise the parties’ involved in the Project; and
(iii) That the content of the draft Allocation Policy and the proposed consultation process be noted.
41 – Door Entry Upgrades: Awarding of Contract
The Housing Manager requested that Members agree the appointment of the SS Group to carry out a replacement programme of door entry intercoms to Council owned flats.
Following discussions through the Tenant Compact Working Party and consideration of the options for upgrading the intercom systems, the Housing Service had invited three specialist companies to submit tenders for the work.

Tenders were submitted by only two companies which had now been checked for accuracy by the Council’s Quantity Surveyor.  Details of costings were as follows:-
· SS Group - £172,136.43

· INS - £294,745.00

It was the intention to commence work during the current year and complete the contract in the next financial year for which resources were available.

RECOMMENDED:- To agree that the SS Group be appointed to complete an upgrade of door entry intercoms at a cost of £172,136.43.

42 – Performance Information Report – 6th April, 2009 to 3rd January, 2010
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 INDICATORS

	Housemark/ BVPI / Local
	Performance Indicator
	Actual 2006/7
	Actual 2007/8
	Actual 2008/9
	Target 2009/10
	6 April
4 Oct 09
	6 Apr 09
3 Jan 10

	
	Rent Arrears and Collection
	
	
	
	
	
	

	BV66a
	% Rent Collected
	97.88%
	96.78%
	96.48%
	98%
	95.79%
	96.40%

	BV66b
	% Tenants with > 7 weeks arrears
	5.89%
	6.82%
	6.33%
	5.5%
	5.03%
	4.95%

	BV66c
	% Tenants served with Notice of Seeking Possession for arrears
	35.48%
	29%
	30.6%
	25%
	25.84%
	23.75%

	BV66d
	% Tenants evicted for rent arrears
	1.05%
	0.66%
	0.89%
	0.5%
	0.82%
	0.7%

	Housemark
	Current tenants arrears as % of rent roll
	2.99%
	2.96%
	2.60%
	2.5%
	2.47%
	2.67%

	
	Void management
	
	
	
	
	
	

	BV212
	Average relet time for dwellings (in days)
	28
	35.9
	30
	28
	32
	31

	Housemark
	% rent loss through vacant dwellings
	0.98%
	1.41%
	1.16%
	1%
	1.07%
	1.04%

	Local
	% rent loss due to voids – garages
	2.63%
	2.81%
	3.25%
	2%
	3.04%
	2.91%

	
	Homelessness
	
	
	
	
	
	

	Housemark    
	Average stay in B &B for families with children or pregnant women (in days)
	2
	10
	3.7
	3
	19
	0

	Housemark
	% of homeless applications where decision made and notified within 33 days
	98.5%
	95.3%
	84.8%
	99%
	92.2%
	94.1%

	Local
	Average length of stay in B&B (in days)
	22
	14.4
	18
	12
	21.9
	22.3

	Local
	Average length of stay in dispersed (in days)
	 45
	48
	56 
	28 
	40
	53

	Local 
	Average length of stay in dispersed for families with children (in days)
	 34
	41
	49 
	28 
	33
	42

	Local
	Average number of homeless households in dispersed accommodation
	5.8
	7.3
	9.6
	5
	7.1
	6.5

	BV213
	% of households whose situation was resolved by housing advice
	N/A
	N/A
	N/A
	75%
	N/A
	N/A

	NI 156                 (new for 08/09)
	Number of households living in temporary accommodation 
	--
	13
	8
	10
	14
	4

	
	Housing Applications
	
	
	
	
	
	

	Local
	% Housing applications answered within 6 days
	95%
	52%
	62%
	95%
	87%
	84%

	
	Repairs 
	
	
	
	
	
	

	Housemark
	% urgent repairs completed within Government time limits
	89.59%
	78%
	79.91%
	92%
	85.11%
	96.37%

	Housemark
	% emergency repairs completed on time
	93.6%
	84.36%
	89.07%
	94%
	87.70%
	98.73%

	Housemark
	% routine repairs completed on time
	92.3%
	77.26%
	79.95%
	93%
	92.41%
	91.30%

	Housemark
	% urgent repairs completed on time
	78.7%
	74.86%
	74.45%
	90%
	77.89%
	89.29%

	NI 158        (was BV184a)
	Proportion of homes which are non-decent
	17.8%
	2%
	0.22%
	1.75%
	0.2%
	0.2%

	Local
	Average time taken to complete non-urgent repairs (in days)
	10
	13.7
	24.85
	8
	18
	11.4

	
	General Management
	
	
	
	
	
	

	NI 160       (new for 08/09)
	Local authority’s tenants’ satisfaction with landlord’s services
	--
	--
	87%
	N/A
	N/A
	N/A


	RENT ARREARS as at week ending 3rd January, 2010

	Area
	Current  £
	% Gross Debit
	Former Tenants  £
	% Gross Debit

	Central
	62,135.72
	3.33
	26,547.20
	1.42

	Dalton
	15,420.33
	2.12
	3,103.21
	0.43

	Roosegate
	67,769.79
	2.83
	32,902.23
	1.37

	Ormsgill
	54,746.70
	2.57
	67,686.49
	3.18

	Walney
	20,340.61
	1.57
	6,227.67
	0.48

	Miscellaneous
	1,338.36
	6.11
	0.00
	0.00

	Dwellings total
	221,751.51
	2.63
	136,466.80
	1.62

	Garages
	6,618.03
	3.70
	1,040.78
	0.58

	Homeless
	2,164.85
	2.80
	16,875.94
	21.82

	Total
	230,534.39
	2.65
	154,383.52
	1.78

	Grand Total
	£384,917.91
4.43%


	FORMER TENANT ARREARS

	Former tenants arrears written off in period April - December 2009  = £81,729.44


	VOIDS

from 6th April, 2009 to 3rd January, 2010

	
	Central
	Dalton
	Ormsgill
	Roosegate
	Walney
	Total

	1 Bedroom
	
	
	
	
	
	

	Ground-floor flat
	11
	1
	17
	11
	10
	50

	Upper-floor flat
	30
	2
	11
	19
	6
	68

	Bungalow
	2
	2
	2
	0
	3
	9

	Sub total
	43
	5
	30
	30
	19
	127

	2 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	1
	0
	16
	1
	0
	18

	Upper-floor flat
	3
	1
	11
	2
	2
	19

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	10
	0
	4
	7
	1
	22

	Sub-total
	14
	1
	31
	10
	3
	59

	3 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	0
	0
	0
	0
	0
	0

	Upper-floor flat
	0
	0
	0
	0
	0
	0

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	2
	2
	10
	8
	8
	30

	Sub-total
	2
	2
	10
	8
	8
	30

	4 Bedrooms
	
	
	
	
	
	

	House
	1
	0
	0
	2
	0
	3

	5 Bedrooms
	
	
	
	
	
	

	House
	0
	0
	0
	0
	0
	0

	Total
	60
	8
	71
	50
	30
	219


	OFFERS OF ACCOMMODATION

made and refused between 6th April, 2009 to 3rd January, 2010

	Area
	Property Details
	Area
	Condition
	Personal circumstances
	No reply to offer
	Other reasons
	Withdrawn
	Total

	Central
	6
	5
	4
	2
	0
	2
	0
	19

	Dalton
	1
	0
	0
	1
	0
	0
	0
	2

	Ormsgill
	2
	8
	2
	1
	1
	3
	0
	17

	Roosegate
	1
	4
	2
	1
	0
	0
	0
	8

	Walney
	3
	5
	0
	1
	0
	1
	0
	10

	Total
	13
	22
	8
	6
	1
	6
	0
	56


	NEW TENANCIES                                6th April, 2009 to 3rd January, 2010

	Applicant Type
	No.

	Housing Register
	138

	Transfers:
	63

	     General Management
	4

	     Management
	13

	     Medical
	21

	     Under/over Occupancy
	25

	Homeless

(monitored from October 2004)
	28

	Mutual Exchanges
	21

	Total Relets
	250


	HOUSING PROPERTY AS AT 31st December, 2009

	TYPE OF PROPERTY
	NO. OF BEDS.
	CENTRAL
	DALTON
	ORMSGILL
	ROOSE
	SHOPS
	DISPERSED
	WALNEY
	TOTAL

	BUNGALOWS
	1
	13
	35
	27
	14
	
	
	54
	143

	
	2
	
	5
	
	
	
	
	
	5

	
	3
	
	
	4
	4
	
	
	
	8

	FLATS
	1
	314
	30
	212
	243
	
	5
	145
	949

	
	2
	63
	12
	161
	50
	
	4
	16
	306

	
	3
	3
	1
	
	1
	
	2
	1
	8

	HOUSES
	2
	80
	19
	66
	143
	
	
	76
	384

	
	3
	132
	113
	220
	250
	
	
	119
	834

	
	4
	9
	4
	7
	51
	
	
	4
	75

	
	5
	
	
	
	5
	
	
	
	5

	SUB-TOTAL
	
	614
	219
	697
	761
	
	11
	415
	2717

	SHOPS
	0
	
	
	
	
	16
	
	
	16

	
	2
	
	
	
	
	4
	
	
	4

	
	3
	
	
	
	
	0
	
	
	0

	
	4
	
	
	
	
	1
	
	
	1

	HOSTEL

FLATLETS
	1
	
	
	
	
	
	0
	
	0

	
	2
	
	
	
	
	
	0
	
	0

	GRAND TOTAL
	
	614
	219
	697
	761
	21
	11
	415
	2738

	GARAGES
	
	207
	42
	68
	
	
	
	167
	484


	SOLD PROPERTIES 

6th April, 2009 to 3rd January, 2010

	AREA
	PROPERTY TYPE
	BEDROOMS
	TOTAL

	Abbotsmead
	HSE
	3
	1

	Dalton
	HSE
	3
	1

	Greengate North
	HSE
	3
	1

	North Walney
	GFL
	1
	1

	Ormsgill 
	GFL
	2
	1

	Risedale
	HSE
	3
	1

	TOTAL
	
	
	6


RESOLVED:- To note the Performance Information.

43 – Planned Maintenance Programme 2009/10

The Housing Manager reported information relating to the progress of the Planned Maintenance Programme for 2009/10.  The information is attached at Appendix A to these Minutes.
RESOLVED:- To note the progress of the Planned Maintenance Programme 2009/10.

The meeting closed at 3.53 p.m.

