HOUSING MANAGEMENT FORUM


Meeting: Thursday 26th February, 2015

at 2.00 p.m.

PRESENT:- Councillors Hamilton (Chairman), Barlow, Johnston, Murray and Pointer.
Tenant Representatives:- Mr A. McIntosh, Mr W. Ward and Mrs M. Anderson.  

Also present (for Minute No. 37 only) David Binns and Andy Robinson of Michael Dyson Associates.

Officers Present:- Colin Garnett (Assistant Director – Housing) and Keely Fisher (Democratic Services Officer).
34 – Minutes

The Minutes of the meeting held on 15th January, 2015 were taken as read and confirmed.
35 – Apologies for Absence

Apologies for absence were submitted from Councillor Irwin and Tenant Representative Mr W. McEwan.
36 – 2011-2015 Housing Maintenance Contract
The Assistant Director – Housing reported that Minute No. 56 of the Executive Committee held on 22nd September 2010 had agreed the appointment of Vinci as the Council’s preferred contractor to carry out the 2011 to 2015 Housing Maintenance Contract.  This contract was awarded on a four-year term with an option to extend by a further two years subject to the Council’s agreement and satisfaction with the level of service provided.

On 5th January 2015, Vinci were asked in writing to clarify their position regarding the option to extend the existing contract by a further 12 or 24 month period.  On 26th January, 2015 Vinci confirmed that they would like to continue with the contract for a 24 month period subject to further dialogue about a number of concerns.  It was clear from the correspondence received from Vinci that they had found it difficult to manage the service in line with the contract terms and conditions.  This had resulted in operational problems, poor performance and exposure to a high degree of commercial risk.  Vinci had asked Officers to review the following aspects of the contract:-
· Redefine the contractual and operational mechanisms;
· Additional investment by Barrow Borough Council for mutual benefit;
· Batch up work orders and allow Vinci the opportunity to provide a competitive quotation;
· Review two-hour emergencies to avoid short cutting working practices;
· Review processes that require double handling of information; and
· Review local resource availability as it was presently impacted heavily by BAE and other employers.
Members were advised that some of the items listed above by Vinci were “aspirational” and lacked specific detail.  In view of this Members noted that the Assistant Director – Housing would continue to discuss and further evaluate Vinci’s proposal in conjunction with ongoing alternative procurement options offered by Procure Plus.
Procurement Options and Timescale

At the Housing Management Forum on 27th February, 2014, Members had agreed to appoint a suitably qualified advisor to evaluate procurement options and undertake a market testing exercise.  Procure Plus had subsequently been selected to assist with the procurement process.  The aim was to raise awareness for small to medium size enterprises that may be interested in undertaking repairs and maintenance of the Council’s housing assets. 

Since the appointment of Procure Plus, Officers had undertaken a market testing exercise with local and regional maintenance contractors.  A total of 25 were invited to attend the event to help them understand the existing delivery arrangements and discuss a range of alternative contract options that may be utilised moving forward. 

Due to the uncertainty of any proposed contract extension with Vinci, Procure Plus was in the process of drafting a tender package that offered the Council a flexible approach to selecting a suitable contractor(s). 

Following discussions with Procure Plus and having regard to operational experiences gained over a number of contracts, Officers had considered how best to consider appointing an alternative contractor. 

The options shown below aimed to provide a range of scenarios that were designed to open up the process to greater competition and improve service delivery for customers:-
· Option 1 – Appoint a single contractor to carry out all aspects of the work; i.e. responsive repairs, void improvements, gas servicing and out of hours emergency cover;
· Option 2 – Appoint multiple contractors for individual elements of work; i.e. appointing one contractor to carryout responsive repairs, void improvements and out of hours emergency cover and a separate contractor to carry out gas servicing 

· Option 3 – Appoint individual contractors for each and every element of the work. i.e. one contractor for responsive repairs and out of hour emergencies, one contractor for void improvements and one contractor for gas servicing.

Contract Arrangements

· Appointment Criteria: the Assistant Director – Housing proposed that the evaluation of potential contractors were weighed equally on quality (50%) and price (50%);
· Length of Contract: the Assistant Director – Housing proposed that Officers looked to appoint on a longer term basis, but retain the option to bring it to an end if performance did not reflect the Council’s expectations.  A longer contract would demonstrate and aid collaborative working and provide incentive to improve quality.  The Assistant Director – Housing proposed a ten-year contract, the initial period being three years, plus one, with three further extensions of two years:      3 +1 + 2 + 2 + 2; and
· Price and Quality Assessment: Officers were currently working with Procure Plus to develop an appropriate assessment matrix.  

Officers had advised that the procurement process must be completed by the end of July 2015 (if necessary) to allow the incoming contractor(s) sufficient time to take over operational aspects of the service and mobilise key personnel.  The timetable for the procurement process was as follows:-
	Table 1 : Timetable for Procurement Process

	Activity
	Expected date (week commencing)

	Launch Prior Information Notice (PIN)
	19.01.15

	Issue section 20 notices to leaseholders
	30.1.205

	Sign off procurement strategy
	23.02.15

	Production of all documents that comprise the ITT
	05.01.15 - 09.03.15

	Sign off ITT
	09.03.15

	Launch CN
	16.03.15

	Tender close
	20.04.15

	Pass / fail evaluation
	04.05.15 -11.05.15

	Sign off results of pass /fail
	04.05.15

	Issue notification to bidders 
	11.05.15

	Quality and price evaluation
	18.05.15 - 25.05.15

	Bidder interviews
	25.05.15

	Sign off award decision
	08.06.15

	Standstill period
	29.06.15 - 06.07.15

	Contract signature
	13.07.15


Following the completion of the discussion with Vinci and the procurement process outlined in the report, the Assistant Director - Housing suggested that the Council would be in a position to make a decision to continue with Vinci or appoint new contractors early in the next administration. 

RECOMMENDED:- (i) To agree that the Assistant Director – Housing continues to discuss and evaluate Vinci’s proposal to extend the existing Housing Maintenance Contract by a further 24 months;
(ii) To agree and note the arrangements to continue with the procurement of an alternative contractor(s) for the period 5th November, 2015 to midnight on 4th November, 2020 in line with the timetable shown in Table 1 of the report; and
(iii) To note and agree the procurement process outlined in Options 1-3 and Proposed Contract Arrangements.

37 – Results of 2014 Stock Condition Survey

The Assistant Director – Housing updated Members with regard to the findings of the 2014 Stock Condition Survey and sought Members approval to incorporate the findings into the Council’s 30 year Business Plan and 5 year Asset Management Strategy.

Representatives from the surveying company Michael Dyson Associates (MDA) were present to give Members a short presentation and highlight key areas of the report. 

Michael Dyson Associates (MDA) were a firm of independent building surveyors that were appointed to carry out a detailed survey of the Council’s housing stock and related assets.  The surveys took place between March and November 2014.  The purpose of the survey was to inspect all housing assets to identify investment priorities over a 30 year period.  The survey included:-
· houses, flats, bungalows;
· communal areas and blocks; and
· garages and community centres.
MDA also collected comprehensive data regarding energy efficiency of the stock. Properties with known hazards were excluded from the survey.

At the time of the survey the total stock for Barrow Borough Council was 2,680 properties.  MDA were able to inspect 2,362 (88%) properties; the remaining 318 (12%) properties received cloned data.

The stock was categorised by common characteristics such as age and construction type as shown in the following table:-
	Property Type
	Total
	% of Stock

	Bungalow End Terrace
	25
	0.93%

	Bungalow Mid Terrace
	72
	2.69%

	Bungalow Semi Detached
	60
	2.24%

	House End Terrace
	376
	14.03%

	House Mid Terrace
	636
	23.72%

	House Semi Detached
	257
	9.59%

	Ground Floor Flat low rise flat
	478
	17.84%

	Ground Floor Flat medium rise flat
	106
	3.96%

	Upper Floor Flat low rise flat
	458
	17.09%

	Upper Floor Flat medium rise flat
	212
	7.91%

	Grand Total
	2680
	100.00%


MDA also inspected: 479 garages and 4 Community Centres.
MDA concluded that there was clear evidence that investment had been made in the stock over recent years.  However, it was noted that there remained a number of properties which had components approaching the end of their useable life which would need replacing over the coming years.

The survey covered the following categories of investment:-
· Catch up repairs;

· Planned works;

· Cyclical maintenance;

· Responsive repairs;

· Void repairs;

· Decent Homes;

· Garage repairs;

· Community Centre repairs

The overall Planned Maintenance costs over the 30 year business planning period were £66,968,114 which equated to an average of £24,988 per property. 
This could be further broken down to an average of £832 per property per year.  MDA typically expected the average property cost for social housing over a 30 year period to range between £25-30k per property across the UK, and the average 30 year cost, per property, for the Barrow Borough Council stock was lower than this figure. 
When summarising all costs for the properties, which included Catch-up repair costs, Planned Maintenance costs, Unaccounted Decent Homes costs, Cyclical, Responsive Repair and Void costs, along with Preliminaries, Fees and Contingencies the figure currently stood at a total of £160,834,025 over the 30 year period, an average of £59,442 per property.  This could be further broken down to an average of £1,981 per property, per year.
Repair and replacement costs for garage blocks totalled £1,428,635 over the 30 year period; these costs were over and above the totals listed above.
Medium Term Investments
There was an existing policy to focus investments towards components such as kitchens, bathrooms, heating and electrical wiring.  The data from the 2014 survey suggested that investments for kitchens and bathrooms could be significantly reduced over the next 5 years.  This was due to the high levels of the stock that had received new kitchens and bathrooms in the past 5 to 10 years.

In view of this Members were requested to agree the following areas of investment:-
Windows - they were the greatest cost liability with £2.7M required over the next 5 years.  This increased to £5.1M over the next 10 years to more than £7.8M over the 30 year period, equating to over 11% of the total planned maintenance profile costs.
Wiring – this also represented a significant cost liability over the 30 year period; with over £7.3M required overall, which was an average of £245k every year over the period.

Heating Boilers and Heating Distribution - this represented a note-worthy cost in the Planned Maintenance profile with a combined expenditure of £11.2M required over the 30 year period, equating to nearly 16.8% of the total.  Heating boilers alone represented a sustained investment over the 30 year period, with an average cost of £214k per year.
Main Roof Coverings – this also required investment over the first five years with £874k identified as being required, over 9% of the total cost expected over the 30 year period.  Over the 30 year period the investment requirement for main roof coverings was £5.7M.
Officers advised that investments with regard to kitchens and bathrooms were expected to continue on an ad-hoc basis to ensure compliance with the decent homes legislation.

Decent Homes

The Decent Homes standard took into consideration key elements of each property and included:-
· Criterion A: Fitness Standard (HHSRS);
· Criterion B: It was in a reasonable state of repair;
· Criterion C: It had reasonably modern facilities and services; and
· Criterion D: It provided a reasonable degree of thermal comfort

During the survey MDA identified failures to 76 properties (2.84% of the total stock). 

	Decent Homes Criterion
	Total Failures

	Criterion A
	1*

	Criterion B
	72

	Criterion C
	4

	Criterion D
	0


*The property identified as failing Criterion A has been sold.
HHSRS was used to assess Criterion A and required surveyors to make judgements based on an inspection of the Dwelling, to generate a numerical score.  To generate the score the surveyor must make two judgements on each hazard:-
1. Likelihood over the next 12 months of an occurrence which could result in harm to a member of the vulnerable age group; and
2. The range of potential outcomes from such an occurrence. 
The surveyors were then required to classify each hazard based on the score allocated.  The higher the score the greater the hazard.
As an example: An elderly person at risk from falling from a flight of steps that had no hand rail may be given a score of 90 and hence be classed as a Category 1 hazard with significant risk.  The Council was required to rectify all Category 1 hazards within a reasonable timeframe.
The next steps would be for Officers along with Members approval, to look to incorporate the information into the Council’s 30 year Business Plan and look to present Members with an updated Asset Management Strategy and five-year investment profile for each of the five housing management areas at the next meeting.
RECOMMENDED:- (i) To note the information provided by Michael Dyson Associates regarding the condition of the housing stock; and
(ii) To agree that Officers look to incorporate the findings of the 2014 Stock Condition Survey into the Council’s 30 year Business Plan and 5 year Asset Management Strategy.

38 – ASB Action Ltd Service Level Agreement 2015/2016
The Assistant Director – Housing reported that Barrow Borough Council had an obligation to the residents in the local areas they managed to do all they reasonably could to prevent crime and disorder in those areas.  The Anti-Social Behaviour, Crime and Policing Act 2014 powers came into effect on 20th October, 2014.  The purpose of the Act was to provide more effective powers to tackle anti-social behaviour (ASB) and offered greater protection to victims and communities, whilst paying regard to the treatment of the underlying behavior issues of ASB perpetrators.

The Act replaced the 19 previous ASB powers with six broader powers and a New Absolute Ground for Possession, streamlining procedures and focusing on the behaviour of people.  The Act also imposed a requirement to implement the ‘Community Trigger’.  This is a mechanism which allows victims of ASB to request a review of the management of their case if they perceived there has been no action taken or the action taken was not appropriate.  The Community Trigger was enacted early in 2014.

It was widely accepted that failing to tackle ASB and nuisance promptly could undermine not just physical regeneration of areas but community cohesion.  Residents did not wish to live in an area of crime, graffiti, environmental damage (fly-tipping) or noise nuisance.  It was therefore in both parties’ interest that complaints were dealt with speedily and that a seamless service was presented to residents who had historically complained about their case being referred to a variety of agencies with no real ownership of the case.

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

The services provided by ASB Action Ltd included:-
· Review cases referred and provide action points to Officer’s dealing with ASB 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 ASB 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 with the new ‘Powers’ for the front line officers and managers of the Housing Service on the best practice for tackling and preventing ASB.
· ASB Action Ltd, in supporting Barrow Housing Service, will seek to provide a service which appears seamless to the complainant/witness.

Service Level Agreement

ASB Action Ltd offered a Service Level Agreement in which Barrow Borough Council Housing Service could undertake to purchase 12 days to be used over a 12-month period.  The 12 days could be used however the organisation felt would best suit the needs of the Service, i.e. training, mentoring, critical friend, case work reviews, etc.  Within the 12 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.

During the last 12 months the Service Level Agreement with ASB Action had assisted the Housing Service to successfully obtain seven Injunctions for ASB.
The cost of a 12-day Service Level Agreement including training was £5,829 plus VAT. 

The Assistant Director – Housing recommended that this Forum agreed a further annual Service Level Agreement with ASB Action Ltd, and suspends the requirement to obtain alternative estimates.
RECOMMENDED:- (i) To note information on the Service Level Agreement with ASB Action Ltd; and
(ii) To agree to renew the Service Level Agreement for a further 12 months with ASB Action Ltd. and that the requirement to obtain written quotations be suspended due to the specialised service provided by ASB Action Ltd.

39 – Request for the Purchase of Land – Cote Ley Crescent
The Assistant Director – Housing had recently been approached by a resident on Cote Ley Crescent requesting the Council to sell them a piece of land adjoining their home to enable a further bedroom to be added.  The Assistant Director – Housing had declined their request.  The applicant had requested the matter be referred to this Forum for further consideration, which was the practice should an applicant wish to appeal.

The Assistant Director – Housing had delegated authority to dispose of ‘ad-hoc’ land on Council estates.  There was an agreed procedure which any purchaser must follow for such a request to be agreed.  However, it had been the Council’s approach to only agree sales where there would be little detriment to the street scene of the area.

The applicant had suggested the land in question was often used as a dog toilet, often wet for nine months of the year and ‘not presentable’ even when cut.

They only wished to purchase a section of the land to facilitate an extension.

It would not be the Council’s practice to sell land to a non-home owner.  
The Assistant Director – Housing’s primary decision to decline the request was that the sale would result in a negative impact on the street scene of the area.

RECOMMENDED:- That the request be declined as it would have a detrimental impact on the ‘street scene’ of the area.

40 – Housing Management Performance Information Report
The Assistant Director – Housing submitted information relating to the Housing Management Performance 2014/15 and Best Value Performance Indicators.  The information is attached at Appendix A to these Minutes.  He provided a brief commentary to assist Members in their understanding of the key trends.

RESOLVED:- To note the Housing Management Performance Report.

41 – Planned Investments and Planned Maintenance
The Assistant Director – Housing reported information relating to the Planned Investment and Planned Maintenance Programme for 2014/15.  The information is attached at Appendix B to these Minutes.

RESOLVED:- To note the information.

The meeting closed at 2.38 p.m.
