HOUSING MANAGEMENT FORUM








Meeting: 27th August, 2009

at 2.00 p.m.

PRESENT:- Councillors Dawes, Hammond, Irwin, James and Waiting.
Tenant Representatives:- Mrs P. Charnley (Chairman), Mr A. McIntosh, Mr D. McMillan, Mr T. Slater and Mr T. Wilson.
11 – Minutes

The Minutes of the meeting held on 25th June, 2009 were taken as read and confirmed.

12 – Apologies for Absence/Changes in Membership
An apology for absence was submitted from Councillor J. Hamezeian.

Mr T. Wilson had replaced Mrs J. McMurray for this meeting.

13 – Appointment of Representatives to Working Group etc.

The Chief Executive reported that following the resignation of Councillor Bell from the Conservative Group the Council on 21st July, 2009 had agreed the allocation of seats on Outside Bodies, the number of seats and allocations in respect of Forums, Panels and Working Groups etc. in accordance with proportionality.

The Conservative Group would lose one seat on the Homelink Service Review Group but to maintain proportionality the Independent Group had decided not to take their seat on the Homelink Service Review Group.

RECOMMENDED:- (i) That Councillor Dawes withdraws her membership from the Homelink Service Review Group; and
(ii) As the Homelink Service Review Group had only met on an ad-hoc basis, usually to deal with a single issue, and with the Tenant and Member representatives being the same as the Tenant Compact Working Party it would be more expedient for any matters which would have been previously been dealt with at the Homelink Service Review Group to be considered by the Tenant Compact Working Party.

14 – Homelink Services

The Housing Manager submitted a report advising Members of the outcome of the recent equipment upgrade programme.

Having completed the upgrade it was clear one of the consequences had been a further reduction in the number of tenants requesting the service.  This had prompted the Housing Manager to look at the headline arrangements for the service and led him to suggest further consideration was required for the future provision of community alarm services.

On 28th August, 2008 the Housing Management Forum was prompted to consider the options available to upgrade Homelink equipment to ensure it would remain functional following a planned upgrade of BT landline services.

In considering the options one of the significant considerations was that over a number of years the demand for older person’s accommodation had declined generally for our stock.  This resulted in a situation where, in many areas, whilst properties had previously been designated as older person’s accommodation, there were now tenants of various ages. 

As a result of this, it was more appropriate to upgrade the equipment by providing a telephone based community alarm unit in each property than installing a permanently “wired in” system. 

The Housing Manager had submitted a detailed report into the Homelink Services and its financial implications.

In summary, the upgrade of equipment had served to highlight a continued reduction in customers to the Homelink Service.  The implication of this was that the gap between income and expenditure to provide the Service was increasing.  This was creating a position whereby a smaller number of recipients benefited from the service whilst the HRA was having to fund an ever increasing deficit.

This added to a degree of uncertainty regarding the implementation of the Strategic Review of Older People which posed a significant risk to the HRA. 

The Housing Manager therefore suggested that the Homelink Working Party be reconvened to complete a review of the issues raised in his report and bring back to the Housing Management Forum a proposal on how to mitigate this risk. 

RECOMMENDED:- That the Homelink Working Party (or the Tenant Compact Working Party if Minute No. 13 above is agreed) reviews further the contents of the Housing Manager’s report and develop proposals to mitigate the risks identified to the Housing Revenue Account.

15 – Tenants’ Forum Constitution

The Housing Manager reported that at the Housing Management Forum on 25th June, 2009 it was resolved that “the Tenants’ Forum Constitution be brought back to the next meeting of the Housing Management Forum for review”, which was endorsed at Executive Committee on 8th July, 2009.

The Housing Manager had attached a copy of the current Constitution of the Tenants’ Forum as an appendix to his report.

From the discussion at the last Housing Management Forum, the key issue of concern was around representation and the involvement of non-Council tenants.  The Housing Service had well-developed working practices to engage its tenants in all matters relating to the management of the Council’s housing stock.  The basis of such approach was contained within the Tenant Involvement Compact.

The Tenants’ Forum played a key part in this process by enabling tenants across the Borough to meet and discuss matters which were of importance to them, and to enable the Council to engage with its customers to ensure services were tailored to reflect the views and aspirations of tenants.

The purpose of the Constitution was to describe the make up and operational arrangements for the Tenants’ Forum.  The Constitution reflected what was common practice with such “consultative” groups in that it refers to “tenants’ representatives”.  This recognised the nature of many of the estates managed by the Housing Service which were now of mixed tenure and ensured an “inclusive” approach to considering issues.

Attendance on the Tenants’ Forum was made up in the main of representatives of individual tenants’/residents’ associations which adopted the same approach to membership.  Their operation was also monitored by the Community Involvement Manager to ensure they operated in accordance with the Council’s agreed Constitution for such associations.

The Housing Manager suggested that the approach adopted by this Council to this issue was appropriate when having regard to the role of the Tenants’ Forum and requested Members to note the content of the Tenants' Forum Constitution. 

RECOMMENDED:- That the current Tenants' Forum Constitution be noted and agreed. 

16 – Mobile Caretaker Unit
The Housing Manager reported that he had been recently approached by Accent Housing Association with regard to the possibility of them making use of the Council’s Mobile Caretaker Unit.

Accent employed a small number of caretakers to carry out general estate maintenance roles.  From time to time, due to staff absences, they were left in a position where they had small items of work that required completion at short notice, but due to absence were unable to respond.  They therefore had approached the Housing Manager with regard to the possibility of buying services from the Council’s Mobile Caretaker Unit.

The type of work in question was of the same nature that the Mobile Caretaker Unit team would normally complete.  The Housing Manager had arranged for the team leader and representatives of Accent to meet to discuss how this could work in practice.  It had been made very clear that the Mobile Caretaker Unit would obviously have to give first priority for outstanding work to the Housing Service but if capacity was available would be able to respond to requests from Accent.

The report sought the Forum's agreement to make services of the Mobile Caretaker Unit available to Accent Housing on an ad-hoc basis as capacity allowed on the basis of recovery of full cost of providing the service.

RECOMMENDED:- That Members agree to the Mobile Caretaker Unit providing general estate management services to Accent Housing Association on an ad-hoc basis when time allows and that the full costs of these services be recovered from the Association on the proviso that the Council’s services were not affected.
17 – 34 Fenton Street, Barrow-in-Furness – Two Bedroomed House
The Housing Manager reported that the above property was currently leased to Project John and had been for a number of years (Environmental Health and Housing Committee, 17th September, 1996, Minute No. 75 refers).

The property was leased to Project John at an annual rental of £1,180.32.  This was lower than what would normally be the rent charged for this property in recognition of their management responsibilities for the property.

The Housing Manager had recently been contacted by Project John concerning problems of dampness in the property.  Having investigated the cause of the problem there appeared to be an inherent condensation problem and also one of dampness penetration.  To remedy the problem would involve rendering the external gable end of the property, damp remedial work and internal re-plastering of all the rooms affected.  In addition, a condensation unit would be required.  It was estimated that the cost to remedy this problem would be in the region of £4,000 - £6,000.

In other respects, the property was in reasonable condition having had a new kitchen, bathroom and central heating system installed over the period of the lease by Project John.  

It was the Council’s normal practice when properties of this type became vacant consideration is given to disposing of them on the open market.  Whilst in practice the amount of money required to remedy the property was not excessive, in view of the fact that it was an old property and would have ongoing maintenance issues, the Housing Manager recommended that Members give consideration to offering the property for sale on the open market.

RECOMMENDED:- (i) That the property, 34 Fenton Street, Barrow-in-Furness be retained by the Council;

(ii) That the Council carry out the repairs to remedy the serious damp problems; 

(iii) The Housing Manager review and agree an appropriate rental charge with Project John in consultation with the Chairman of the Housing Management Forum; and
(iv) The Housing Manager ensure that any miscellaneous properties are included within the Planned Maintenance Programme and that he reports back to a future meeting of the Forum detailing the miscellaneous properties still owned by the Housing Service.

18 – Consultation: Reform of Council Housing Finance
The Housing Manager reported that the Department of Communities and Local Government (CLG) had recently issued the above consultation on 21st July, 2009.  Responses were requested by 27th October, 2009.
By way of background, in December 2007 the Government had announced that the CLG and HM Treasury would jointly carry out a review of the financing of the Housing Revenue Account (HRA).  The review was to focus on the option that had been piloted in six authorities of making the housing revenue account self financing based on a redistribution of debt.  Rent surpluses would no longer be pooled, but retained locally to finance the HRA.

The consultation paper was divided into five sections:-

Section 1: The Review;

Section 2: The Current Housing Finance System;

Section 3: Costs and Standards of Council Housing in Future;

Section 4: Options for Fundamental Reform of the System; and

Section 5: Implementing Reforms.

The consultation paper was potentially good news for local authority housing services.  In addition to self-financing it proposed doing this on the basis of increased funding for HRA aimed at management and maintenance costs, major repairs and achieving and exceeding the decent homes standard.

The process would include a 'one-off' redistribution of HRA debt.

The consultation paper did not address the question of social rent policy although this was clearly an important part of the picture for local authorities.

At the present time the implications of the proposals required further consideration and the Housing Manager was not in a position to comment on how it would specifically impact upon Barrow.

In the near future he would be consulting with the Borough Treasurer on the likely implications in order to draft an appropriate response.

RECOMMENDED:- (i) That the content of the consultation paper be noted;
(ii) That the Housing Manager, in consultation with the Borough Treasurer, draft a suitable response to be agreed with the Chairman of Housing and Chairman of this Forum by the close of the consultation period; and
(iii) That the Borough Treasurer be asked to provide information as to the amount of debt owed by this Council appertaining to the provision of the Council Housing Service.

19 – Choice Based Lettings
The Housing Manager submitted his report which was to agree that a formal bid was submitted to the CLG for funding to assist Barrow in participating in the Cumbria Choice Based Lettings Scheme.

By way of background, the Cumbria Choice Based Lettings Project was successful in obtaining grant funding of £100,000 to implement a scheme in Cumbria.  At that time this Council was not part of the bid.

Following discussion with the CLG's representatives for CBL the Housing Manager  been advised there was still an opportunity for the Council to apply for grant funding to enable it to participate in the Cumbria CBL Scheme.  A bid had to be submitted by the 9th October 2009.

Attached as an appendix to the Housing Manager’s report was a draft outline bid for Members’ information.  It provided details of the objectives behind the bid and the contribution to other social policy objectives such as Social Inclusion.  Some further work was required to finalise the bid which the Housing Manager would complete with the Cumbria CBL Project Officer before the deadline.  In order to complete the bid, a financial contribution would be required from the Housing Service.

In summary, the bid would be submitted on the basis of:-
	Capital bid
	£30,000/£35,000

	Contribution from the Housing Service
	£12,000 to £15,000

	Annual Service Cost
	£3,000 to £4,000


As Members were aware, in agreeing the HRA budget for the year an in-year balance of c. £50,000 was identified.  The Housing Manager suggested at the time the funding be retained citing CBL as being a possible commitment that would arise during the year.  He therefore, proposed £15,000 now be used for this purpose.

On a general note the project was progressing well and working groups had been established to consider key aspects of the process, including a common allocation policy and IT procurement.

RECOMMENDED:- (i) That the Housing Manager be authorised to complete and submit the bid by 9th October 2009;
(ii) That a sum of £15,000 be identified from the operating balances in the HRA for 2009/10 in order to contribute to the capital cost of the project; and
(iii) That likely ongoing revenue costs for the scheme be noted.
20 – Performance Information Report – 6th April, 2008 to 5th July, 2009
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 2005/6
	Actual 2006/7
	Actual 2007/8
	Actual 2008/9
	Target 2009/10
	6 Apr 08- 5 Jul 09

	
	Rent Arrears and Collection
	
	
	
	
	
	

	BV66a
	% Rent Collected
	98.1%
	97.88%
	96.78%
	96.48%
	98%
	93.49%

	BV66b
	% Tenants with > 7 weeks arrears
	5.76%
	5.89%
	6.82%
	6.33%
	5.5%
	5.04%

	BV66c
	% Tenants served with NOSP for arrears
	33.37%
	35.48%
	29%
	30.6%
	25%
	19.25%

	BV66d
	% Tenants evicted for rent arrears
	0.99%
	1.05%
	0.66%
	0.89%
	0.5%
	0.77%

	Housemark
	Current tenants arrears as % of rent roll
	2.9%
	2.99%
	2.96%
	2.60%
	2.5%
	2.53%

	
	Void management
	
	
	
	
	
	

	BV212
	Average relet time for dwellings (in days)
	34
	28
	35.9
	30
	28
	33

	Housemark
	% rent loss through vacant dwellings
	1.19%
	0.98%
	1.41%
	1.16%
	1%
	1.21%

	Local
	% rent loss due to voids – garages
	3.6%
	2.63%
	2.81%
	3.25%
	2%
	2.80%

	
	Homelessness
	
	
	
	
	
	

	Housemark    
	Average stay in B &B for families with children or pregnant women (in days)
	3.5
	2
	10
	3.7
	3
	0.43

	Housemark
	% of homeless applications where decision made and notified within 33 days
	99%
	98.5%
	95.3%
	84.8%
	99%
	83.6%

	Local
	Average length of stay in B&B (in days)
	24.5
	22
	14.4
	18
	12
	19.6

	Local
	Average length of stay in dispersed (in days)
	50
	 45
	48
	56 
	28 
	35

	Local 
	Average length of stay in dispersed for families with children (in days)
	61
	 34
	41
	49 
	28 
	36

	Local
	Average number of homeless households in dispersed accommodation
	5.9
	5.8
	7.3
	9.6
	5
	6.8

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

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

	
	Housing Applications
	
	
	
	
	
	

	Local
	% Housing applications answered within 6 days
	99%
	95%
	52%
	62%
	95%
	79%

	
	Repairs 
	
	
	
	
	
	

	Housemark
	% urgent repairs completed within Government time limits
	85.7%
	89.59%
	78%
	79.91%
	92%
	96.5%

	Housemark
	% emergency repairs completed on time
	98.4%
	93.6%
	84.36%
	89.07%
	94%
	90.4%

	Housemark
	% routine repairs completed on time
	92.9%
	92.3%
	77.26%
	79.95%
	93%
	87.9%

	Housemark
	% urgent repairs completed on time
	93.2%
	78.7%
	74.86%
	74.45%
	90%
	83.3%

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

	Local
	Average time taken to complete non-urgent repairs (in days)
	7.6
	10
	13.7
	24.85
	8
	9.3

	
	General Management
	
	
	
	
	
	

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


	RENT ARREARS as at week ending 5th July 2009

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

	Central
	69,297.31
	3.72
	20,646.13
	1.11%

	Dalton
	13,898.32
	1.91
	2,071.50
	0.28%

	Roosegate
	60,866.15
	2.54
	27,276.89
	1.14%

	Ormsgill
	45,808.00
	2.15
	68,857.53
	3.24%

	Walney
	18,647.21
	1.44
	6,434.32
	0.50%

	Miscellaneous
	1,872.85
	8.54
	0.00
	0.00%

	Dwellings total
	210,389.84
	2.50
	125,286.37
	1.49%

	Garages
	3,845.50
	2.15
	1,782.17
	1.00%

	Homeless
	902.40
	1.17
	20,251.76
	26.19%

	Total
	215,137.74
	2.48
	147,320.30
	1.70%

	Grand Total
	£362,458.04          4.17%


	FORMER TENANT ARREARS

	Former tenants arrears written off in period April - June 2009  = £31,875.78


	VOIDS

from 6th April 2008 to  5th July 2009

	
	Central
	Dalton
	Ormsgill
	Roosegate
	Walney
	Total

	1 Bedroom
	
	
	
	
	
	

	Ground-floor flat
	6
	0
	8
	4
	3
	21

	Upper-floor flat
	8
	0
	2
	5
	2
	17

	Bungalow
	1
	1
	1
	0
	3
	6

	Sub total
	15
	1
	11
	9
	8
	44

	2 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	0
	0
	7
	0
	0
	7

	Upper-floor flat
	2
	0
	6
	1
	0
	9

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	2
	0
	2
	2
	0
	6

	Sub-total
	4
	0
	15
	3
	0
	22

	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
	0
	0
	5
	1
	4
	10

	Sub-total
	0
	0
	5
	1
	4
	10

	4 Bedrooms
	
	
	
	
	
	

	House
	0
	0
	0
	0
	0
	0

	5 Bedrooms
	
	
	
	
	
	

	House
	0
	0
	0
	0
	0
	0

	Total
	19
	1
	31
	13
	12
	76


	OFFERS OF ACCOMMODATION

made and refused between 6th April 2008 to 5th July 2009

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

	Central
	1
	4
	0
	1
	0
	1
	0
	7

	Dalton
	1
	0
	0
	1
	0
	0
	0
	2

	Ormsgill
	1
	2
	0
	0
	1
	1
	0
	5

	Roosegate
	0
	0
	0
	1
	0
	0
	0
	1

	Walney
	2
	2
	0
	1
	0
	0
	0
	5

	Total
	5
	8
	0
	4
	1
	2
	0
	20


	NEW TENANCIES                                6th April 2008 to 5th July 2009

	Applicant Type
	No.

	Housing Register
	44

	Transfers:
	16

	     General Management
	0

	     Management
	4

	     Medical
	6

	     Under/over Occupancy
	6

	Homeless

(monitored from October 2004)
	13

	Mutual Exchanges
	5

	Total Relets
	78


	HOUSING PROPERTY AS AT 30th June 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
	213
	243
	
	4
	146
	950

	
	2
	62
	12
	162
	50
	
	5
	16
	307

	
	3
	3
	1
	
	1
	
	2
	1
	8

	HOUSES
	2
	80
	19
	66
	143
	
	
	76
	384

	
	3
	133
	114
	220
	252
	
	
	119
	838

	
	4
	9
	4
	7
	51
	
	
	4
	75

	
	5
	
	
	
	5
	
	
	
	5

	SUB-TOTAL
	
	614
	220
	699
	763
	
	11
	416
	2,723

	SHOPS
	0
	
	
	
	
	16
	
	
	16

	
	2
	
	
	
	
	4
	
	
	4

	
	3
	
	
	
	
	0
	
	
	0

	
	4
	
	
	
	
	1
	
	
	1

	HOSTEL

FLATLETS
	1
	
	
	
	
	
	0
	
	0

	
	2
	
	
	
	
	
	0
	
	0

	GRAND TOTAL
	
	614
	220
	699
	763
	21
	11
	416
	2,744

	GARAGES
	
	207
	42
	68
	
	
	
	167
	484


	SOLD PROPERTIES 

6th April 2008 to 5th July 2009

	AREA
	PROPERTY TYPE
	BEDROOMS
	TOTAL

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	TOTAL
	
	
	


0 sales

RESOLVED:- That the Performance Information report be noted.

21 – Planned Maintenance 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 information.

The meeting closed at 3.00 p.m.









