HOUSING MANAGEMENT FORUM









Meeting: 27th November, 2008 


at 2.00 p.m.

PRESENT:- Councillors Waiting (Chairman), J. Hamezeian, Hammond, Irwin, James and Maltman.

Tenant Representatives:- Mrs A. Burgess, Mrs P. Charnley, Mr N. Hird, Mr A. McIntosh, Mr D. McMillan Mrs J. McMurray and Mr T. Slater.
28 – The Local Government Act, 1972 as amended by the Local Government (Access to Information) Act, 1985 and Access to Information (Variation) Order 2006 – Urgent Item

RESOLVED:- That by reason of the special circumstances outlined below the Chairman is of the opinion that the following item of business not specified on the agenda should be considered at the meeting as a matter of urgency in accordance with Section 100B(4)(b) of the Local Government Act, 1972.



Item





Reason
Supporting People: Older People Strategic
To enable the Council’s response to           Review (Minute No. 39)



be submitted to Supporting           






People before a workshop due to be 






held in January 2009.
29 – Disclosures of Interest

Councillor Waiting declared a personal interest in Agenda Item No. 11 – Financial Inclusion: Development of a Credit Union (Minute No. 37).  She was working with the Credit Union with regards to this matter.

Mrs Charnley declared a personal interest in Agenda Item No. 11 – Financial Inclusion: Development of a Credit Union (Minute No. 37).  She was a member on a Working Group with regards to this matter.

Mr McIntosh declared a personal interest in Agenda Item No. 11 – Financial Inclusion: Development of a Credit Union (Minute No. 37).  He was a member on a Working Group with regards to this matter.

30 – Minutes

The Minutes of the meeting held on 28th August, 2008 were taken as read and confirmed.

31 – Apologies for Absence
Apologies for absence were submitted from Councillors Dawes and Flitcroft.

32 – Equality Impact Assessments
The Housing Manager reported that in line with the Council’s key priorities to achieve Level 2 of the Equalities Standard this financial year, Equality Impact Assessments (EIAs) must be carried out in Council services.  The aim was to improve work by making sure that the Council did not discriminate in the way its services were provided, and where possible, equality and diversity and good relations between different groups was provided.

As part of the Council’s commitment, an initial generic EIA of the Housing Service had been carried out and an Action Plan had been drafted to carry out the EIAs on specific service areas, within the next six months.  The generic EIA of the Housing Service was attached as an appendix to the Housing Manager’s report.
Following completion of the generic EIA on the Housing Service, key issues had emerged:-
· An essential part of the process was to understand the client group;
· Build on information the Housing Service currently hold on how best to communicate with its customers; and
· Gain a more in-depth understanding of practical issues, e.g. customer requires caller to knock loud and wait to give them chance to answer the door.

The Housing Service have developed a questionnaire ‘Knowing our Customers to Improve our Services’ which had recently been sent out to all current tenants.  The questionnaire covered the six strands of Equality and Diversity along with questions on language/communication.  The Housing Service had also updated the housing application and transfer application forms to capture this information with an aim to improve service to all customers.

The EIA incorporated the relevant Key Line of Enquiry – KLOE No. 31 Diversity.

In addition to the above actions, and to aid the completion of future EIAs an Awareness Event had been provided to all Housing colleagues since the start of the financial year.

RECOMMENDED:- That:-

(i) 
The information on Equality Impact Assessments be noted; and 

(ii)
The action taken by the Housing Service be endorsed.
33 – Sub Regional Choice Based Lettings Scheme
The Customer Services Manager updated Members on the progress of the sub regional choice based lettings scheme.  The report sought agreement for the Housing Service to support the sub regional choice based lettings bid to the Communities and Local Government (CLG).
In 2007, the Customer Services Manager had presented a report and was agreed by the Forum for the Housing Service to monitor the progress of Sub Regional Choice Based Lettings Scheme and report further at an appropriate time.

The Government’s policy objective was for Choice Based Lettings Schemes to develop on a sub regional and/or regional basis.  The aim was to involve a partnership of housing authorities and registered social landlords (working together with private landlords whenever possible) was the best way to achieve the greatest choice and flexibility in meeting tenants housing needs.

There were likely to be a number of benefits from sub regional schemes which span housing authority boundaries:-
· They bring together a larger pool of available housing, giving tenants more choice;
· They break down artificial boundaries;
· They enable greater mobility; and
· Be more transparent and simpler to understand for applicants, particularly those seeking to move between local authority districts.

Communities and Local Government (CLG) was committed to ensuring that social housing tenants had more choice and control over where they lived.  The aim was to build communities that were stable, viable and inclusive.

CLG was providing funding to Local Authorities to support the development of the new sub regional and regional choice based letting schemes.  This would enable Local Authorities to be part of a sub regional or regional choice based letting by 2010.  The sub regional Choice Based Lettings Group had submitted a bid to CLG.  The outcome of the bid was due in December 2008.  If the sub regional bid was successful the funding would be released at the end of December 2008.

The Housing Service sought approval to support the bid in principle and continue to attend future meetings to work with the group and monitor progress.

RECOMMENDED:- 

(i)
That the information be noted on the sub regional choice based lettings 
scheme; and
(ii)
That the Housing Managers stance be endorsed and it be agreed to participate in principle in the Cumbria scheme.

34 – Stackwood Avenue Community Centre
The Housing Manager reported that this Community Centre had had very limited use for some time.  He advised Members that the Community Group using the Centre had now re-located to St. Aidan’s Church.

This Forum had previously agreed to consider the conversion of a Community Centre into residential accommodation.  A sum of £50K was identified in the HRA for this purpose.

The Housing Manager had already obtained outline plans from Capita with an estimated cost of £43K in order to convert the property into a two-bedroomed bungalow.  

RECOMMENDED:- That it be agreed to the production of detailed plans and the appointment of Capita to project manage conversion of the Stackwood Avenue Community Centre into a two-bedroomed bungalow.

35 – Ocean Wave Community Centre
The Housing Manager reported that at the Housing Management Forum held on 28th February, 2008 it was agreed to enter into a Management Agreement for the above community centre with a group called Ocean Wave, for a twelve month period.  The purpose of his report was to seek approval to continue this arrangement on a longer-term basis. 

The group had now established themselves and the centre was being regularly used by a wide range of different groups on a regular basis, including weekly sessions of bingo, Slimming World and stress therapy group as well as children’s parties.   

They had clearly demonstrated over the last nine months that they have turned the centre into a more sustainable proposition and of benefit to the community in the area.  

The Housing Manager recommended that alterations be carried out to the toilet facilities in order to meet the Disability Discrimination Act at a cost of approx. £5,000 and that Ocean Wave group had raised funds towards the rest of the costs.

It was moved by Councillor Waiting and seconded by Councillor Irwin that the full costs of the alterations, approx. £6,300 be paid in full by the Council.

RECOMMENDED:-

(i)
That alterations be carried to the toilet facilities in order to meet the Disability Discrimination Act and the Council meet the full costs of approx. £6,300; and
(ii)
Ocean Wave group manage the centre on a day-to-day basis and meet all outgoings.

36 – Mediation Services

The Housing Manager reported the Housing Service supported mediation services by providing an annual cash grant to Resolve Mediation.

Funding was to provide youth mediation services to avoid homelessness amongst young people and also mediation services to help resolve neighbour disputes within the Council’s own housing stock.

More recently concerns had come to light about the provision of these services locally.  In discussion with other Cumbria authorities, there appeared to be similar concerns elsewhere regarding capacity and delivery of mediation services by Resolve.  Two authorities had already ended their arrangements with Resolve and entered into alternative arrangements with CADAS.

The Housing Manager had had some initial discussions with CADAS to discuss offering these services in the Barrow Borough Council area, which they were interested in doing.  He had already made Resolve aware of this.  From his discussions with CADAS and the feedback he was getting from other Cumbria authorities he suggested that CADAS was in a better position to provide these services on the Council’s behalf.  He therefore requested that Members of the Forum agree to him serving notice on Resolve and entering into an alternative arrangement with CADAS as soon as was practical.

RECOMMENDED:- That consideration of this item be deferred until the next meeting for further information to be provided on the work of CADAS.

37 – Financial Inclusion: Development of Credit Union
The Housing Manager reported that the principles of Financial Inclusion were seen as key issues which social landlords should engage with.  By way of definition, the concept of Financial Inclusion included:-
1.
ensuring individuals save money to cover future contingencies;
2.
tenants insuring their homes against loss; and
3.
tenants are encouraged to use electronic forms of banking.

Within the Housing Services Development Plan for 2008/09, it had been agreed that the Housing Service consider what assistance it could offer to promote a Credit Union within the Borough.

A small group of individuals, including representatives from the Tenants Forum, had now formed a project group in order to take this forward.  The group was chaired by CAB but had a Housing Service representative attending.

More recently he had met with representatives of a number of organisations who may also be able to offer assistance, including DWP (Department of Work and Pensions).  Within Cumbria, Derwent and Solway Housing Association had taken the lead in attempting to develop a Credit Union strategy.  They had established a project group referred to as DRAMA to take forward the development of any new Credit Unions within the County.

The DWP was also looking to appoint a Financial Inclusion Champion within the next couple of months to assist in taking these organisations forward.  In meeting the above organisations it would appear there may be a number of options for Barrow to pursue the creation of a Credit Union in conjunction with DRAMA and other groups within the County.

It would appear appropriate to accept their assistance in this role as they had greater experience and knowledge of the process required to set up a Credit Union. 

RECOMMENDED:- That support to the creation of a Credit Union be given in principle and to work with the organisations mentioned above to develop a proposal for further consideration.

38 – Status Survey

The Housing Manager’s report provided Members with initial information on the recently completed Status Survey.  A copy of the report along with the Executive Summary was attached as an appendix to the Housing Manager’s report.
The survey was carried out in July and August 2008.  It was sent to 1400 tenants and a response rate of 48% (677) was achieved.  Based on the return rate the results were accurate to within +/-3.3% confidence level.

The Status Survey covered a range of issues, including:-
· Information about the household;
· Housing and services;
· Contact with landlord;
· Repairs and maintenance;
· Communication and information; and
· Antisocial behaviour.
It, therefore, provided important information of tenants' views on a range of issues and was useful in shaping future policy or service improvement reviews.
The Executive Summary showed that information had been provided on comparative figures from earlier surveys carried out and also against comparative landlords.

Below is a table which gives headline information from the survey:-
	Indicator
	2003
	2006
	2008
	% Change

	Overall satisfaction with landlord
	82%
	81%
	87%
	+6%

	Rent good value for money
	79%
	82%
	84%
	+2%

	Satisfaction with accommodation
	85%
	84%
	88%
	+4%

	Satisfaction with the general condition of the property
	82%
	79%
	86%
	+7%

	Satisfaction with the area
	80%
	77%
	81%
	+4%

	Getting hold of the right person easily
	81%
	80%
	82%
	+2%

	Staff helpful
	90%
	88%
	90%
	+2%

	Satisfaction with repairs and maintenance
	84%
	82%
	88%
	+6%

	Tenants being kept informed
	83%
	85%
	79%
	-6%

	Account take of tenants views
	72%
	73%
	76%
	+3%


The Housing Manager reported that the headline figures showed an improvement across most areas.  In particular, he drew Members attention to the 'overall satisfaction' with landlord services which had increased to 87%.

Feedback did appear to be influenced by the 'age' of tenants, and in doing so there was a relationship with areas.

Further work was required to study this information and he suggested that the Tenant Participation Compact Working Party be asked to study it and report further.

RECOMMENDED:- 

(i)
That the information shown in the report be noted; and

(ii)
That the Tenant Participation Compact Working Party consider the results in more detail and use the information to influence the development of future Service Delivery Plans.

39 – Supporting People – Older People Strategic Review
The Housing Manager reported that at the meeting on 28th August, 2008 Members considered the recently completed Supporting People review of Older Persons Services.  The review was suggesting the need for changes in the way Older Persons Services were commissioned and a full copy of the report was provided.

In summary, they were suggesting that the following changes were progressed:-
· For accommodation based services:


Option C - commission a community based service (chargeable) and


Option D - commission a floating support service countywide (non chargeable)

· For non-accommodation based services - Community Alarms Service:


Option B - Single call centre monitoring (chargeable)

At that previous meeting Members were unable to come to a conclusion as to whether to support a review and recommended "That Supporting People be asked to carry out further consultations with service users and organisations within the Borough.  The results of the wider consultation should be reported to the next Housing Management Forum at which time the Committee would make their comments on the reports."
The Housing Manager showed in his report the numbers of people which had been consulted and invited to attend workshops.

In addition, the Chairman of the Executive Committee had also written to the Supporting People Team expressing concerns about changes to the service.  A copy of their response was attached to the Housing Manager’s report for information.

The letter provided an explanation as to the reason for changes being proposed and also offered to set up a two day workshop in January specifically to draft an Implementation Plan for the Borough.  He therefore, requested Members to give further consideration to the proposals contained within the Strategic Review of Older People.

In considering the proposals he suggested to Members that the options being suggested within the review would seem an appropriate way of moving forward the approach to ensuring Housing Support Services were available across all tenures and across all properties.
RECOMMENDED:-

(i)
That the proposals of the Strategic Review be endorsed;

(ii)
The Supporting People Team's offer to complete the Workshop in Barrow be accepted; and

(iii)
That Councillors James and Waiting be nominated to attend the above workshop.
40 – Performance Information - 7th April to 5th October, 2008
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 2004/5
	Actual 2005/6
	Actual 2006/7
	Actual 2007/8
	Target 2008/9
	April to June 2008
	To
5 Oct 2008

	
	Rent Arrears and Collection
	
	
	
	
	
	
	

	BV66a
	% Rent Collected
	98.3%
	98.1%
	97.88%
	96.78%
	98%
	90.17%
	93.32%

	BV66b
	% Tenants with > 7 weeks arrears
	N/A
	5.76%
	5.89%
	6.82%
	5.5%
	6.01%
	7.18%

	BV66c
	% Tenants served with NOSP for arrears
	N/A
	33.37%
	35.48%
	29%
	25%
	18.6%
	24.2%

	BV66d
	% Tenants evicted for rent arrears
	N/A
	0.99%
	1.05%
	0.66%
	0.5%
	1.6%
	1.2%

	Housemark
	Current tenants arrears as % of rent roll
	2.86%
	2.9%
	2.99%
	2.96%
	2.5%
	3.05%
	3.31%

	
	Void management
	
	
	
	
	
	
	

	BV212
	Average relet time for dwellings (in days)
	40.8
	34
	28
	35.9
	28
	37.8
	35.8

	Housemark
	% rent loss through vacant dwellings
	1.7%
	1.19%
	0.98%
	1.41%
	1%
	1.5%
	1.4%

	Local
	% rent loss due to voids – garages
	1.97%
	3.6%
	2.63%
	2.81%
	2%
	3.2%
	2.99%

	
	Homelessness
	
	
	
	
	
	
	

	Housemark
	Average stay in B &B for families with children or pregnant women (in days)
	N/A
	3.5
	2
	10
	3
	9
	6


	Housemark
	% of homeless applications where decision made and notified within 33 days
	70%
	99%
	98.5%
	95.3%
	99%
	88.9%
	88.2%

	Local
	Average length of stay in B&B (in days)
	N/A
	24.5
	22
	14.4
	12
	13.9
	17.9

	Local
	Average length of stay in dispersed (in days)
	45
	50
	 45
	48
	28 
	41
	49

	Local 
	Average length of stay in dispersed for families with children (in days)
	52
	61
	 34
	41
	28 
	30
	45

	Local
	Average number of homeless households in dispersed accommodation
	7.5
	5.9
	5.8
	7.3
	5
	11.7
	10.8

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

	NI 156                 (new for 08/09)
	Number of households living in temporary accommodation 
	--
	--
	--
	13
	10
	20
	10

	
	Housing Applications
	
	
	
	
	
	
	

	Local
	% Housing applications answered within 6 days
	96%
	99%
	95%
	52%
	95%
	34%
	61%

	
	Repairs 
	
	
	
	
	
	
	

	Housemark
	% urgent repairs completed within Government time limits
	88.1%
	85.7%
	89.59%
	78%
	92%
	84.07%
	87.22%

	Housemark
	% emergency repairs completed on time
	97.4%
	98.4%
	93.6%
	84.36%
	94%
	84.09%
	92.45%

	Housemark
	% routine repairs completed on time
	83.4%
	92.9%
	92.3%
	77.26%
	93%
	76.79%
	89.91%

	Housemark
	% urgent repairs completed on time
	81.6%
	93.2%
	78.7%
	74.86%
	90%
	75.71%
	81.65%

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

	Local
	Average time taken to complete non-urgent repairs (in days)
	9.7
	7.6
	10
	13.7
	8
	10.3
	13.8%

	
	General Management
	
	
	
	
	
	
	

	NI 160       (new for 08/09)
	Local authority’s tenants’ satisfaction with landlord’s services
	--
	--
	--
	--
	82%
	
	


	RENT ARREARS as at week ending 5th October 2008

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

	Central
	83,614.31
	4.93
	26,923.51
	1.59

	Dalton
	19,449.10
	2.90
	4,341.36
	0.65

	Roosegate
	73,188.24
	3.36
	24,748.50
	1.13

	Ormsgill
	62,404.27
	3.17
	66,324.48
	3.37

	Walney
	27,137.46
	2.28
	3,367.29
	0.28

	Miscellaneous
	1,658.81
	8.40
	0.00
	0.00

	Dwellings total
	267,452.19
	3.46
	125,705.14
	1.63

	Garages
	6,190.00
	3.82
	1,646.82
	1.02

	Homeless
	1,881.79
	3.60
	25,034.70
	47.88

	Total
	275,523.98
	3.47
	152,386.66
	1.92

	Grand Total
	£427,910.64      5.39%


	FORMER TENANT ARREARS

	Former tenants arrears written off in period April 2008–June 2008 = £105,242.35


	VOIDS

from 7th April 2008 to  5th October 2008

	
	Central
	Dalton
	Ormsgill
	Roosegate
	Walney
	Total

	1 Bedroom
	
	
	
	
	
	

	Ground-floor flat
	6
	1
	17
	12
	2
	38

	Upper-floor flat
	18
	1
	12
	4
	6
	41

	Bungalow
	1
	1
	3
	2
	2
	9

	Sub total
	25
	3
	32
	18
	10
	88

	2 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	0
	1
	3
	2
	0
	6

	Upper-floor flat
	6
	0
	10
	3
	1
	20

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	8
	0
	2
	5
	2
	17

	Sub-total
	14
	1
	15
	10
	3
	43

	3 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	1
	0
	0
	0
	0
	1

	Upper-floor flat
	0
	0
	0
	1
	0
	1

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	3
	2
	6
	9
	5
	25

	Sub-total
	4
	2
	6
	10
	5
	27

	4 Bedrooms
	
	
	
	
	
	

	House
	0
	0
	0
	1
	0
	1

	5 Bedrooms
	
	0
	
	
	
	

	House
	0
	
	0
	0
	0
	0

	Total
	43
	6
	53
	39
	18
	159


	OFFERS OF ACCOMMODATION

made and refused between 7th April 2008 to 5th October 2008

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

	Central
	3
	3
	2
	0
	0
	0
	0
	8

	Dalton
	0
	0
	2
	0
	0
	1
	0
	3

	Ormsgill
	0
	5
	0
	1
	0
	1
	0
	7

	Roosegate
	5
	4
	1
	1
	0
	1
	0
	12

	Walney
	1
	0
	0
	3
	0
	0
	0
	4

	Total
	9
	12
	5
	5
	0
	3
	0
	34


	NEW TENANCIES                                7th April 2008 to 5th October 2008

	Applicant Type
	No.

	Housing Register
	107

	Transfers:
	40

	     General Management
	2

	     Management
	8

	     Medical
	12

	     Under/over Occupancy
	18

	Homeless

(monitored from October 2004)
	24

	Mutual Exchanges
	6

	Total Relets
	177


	HOUSING PROPERTY AS AT 30th September 2008

	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
	326
	30
	211
	243
	
	6
	146
	962

	
	2
	62
	12
	161
	51
	
	5
	16
	307

	
	3
	3
	1
	
	1
	
	2
	1
	8

	HOUSES
	2
	80
	19
	66
	144
	
	
	76
	385

	
	3
	133
	114
	220
	252
	
	
	119
	838

	
	4
	9
	4
	7
	51
	
	
	4
	75

	
	5
	
	
	
	5
	
	
	
	5

	SUB-TOTAL
	
	626
	220
	696
	765
	
	13
	416
	2,736

	SHOPS
	0
	
	
	
	
	17
	
	
	17

	
	2
	
	
	
	
	4
	
	
	4

	
	3
	
	
	
	
	0
	
	
	0

	
	4
	
	
	
	
	1
	
	
	1

	HOSTEL

FLATLETS
	1
	
	
	
	
	
	0
	
	0

	
	2
	
	
	
	
	
	0
	
	0

	GRAND TOTAL
	
	626
	220
	696
	765
	22
	13
	416
	2,758

	GARAGES
	
	207
	45
	68
	
	
	
	167
	487


	SOLD PROPERTIES 

7th April 2008 to 5th October 2008

	AREA
	PROPERTY TYPE
	BEDROOMS
	TOTAL

	Abbotsmead
	House
	3
	1

	Greengate South
	House
	2
	1

	Tummerhill
	House
	2
	1

	TOTAL
	
	
	3


RESOLVED:- That the information on the Performance Information Report be noted.

41 – Planned Maintenance Programme 2008/09
The Housing Manager reported information relating to the progress of the Planned Maintenance programme for 2008/09.  The information is attached at Appendix (i) to these Minutes.

RESOLVED:- To note the information.

The meeting closed at 3.15 p.m.

























