HOUSING MANAGEMENT FORUM


Meeting: Thursday 23rd February, 2017

at 2.00 p.m.

PRESENT:- Councillors Hamilton (Chairman), Barlow, Blezard, Heath and McEwan.
Tenant Representatives:- Mrs M. Anderson and Mr E. Lynch.
Officers Present:- Colin Garnett (Assistant Director - Housing), Keely Fisher (Democratic Services Officer) and Katie Pepper (Democratic and Electoral Services Apprentice).
78 – Minutes

The Minutes of the meeting held on 12th January, 2017 were taken as read and confirmed.
79 – Apologies for Absence

Apologies for absence were received from Councillor Brook and Tenant Representative, Mr M. Gray.
80 – Housing Maintenance Investment Programme 2017/18
The Assistant Director - Housing sought approval for the expenditure profile for 2017/18.  The proposed profile and priorities were based on the agreed Five-year Asset Management Strategy 2015 and made reference to the findings of the 2014 Stock Condition Survey.

The principles adopted in the 2017/18 proposed programme continued with the previously agreed targets set out in the 2015 Asset Management Plan (AMP) and sought to ensure:-

· The Council maintains the Decent Homes Standards;
· The aspirations of tenants were considered and incorporated within the Programme;
· To work collaboratively with other housing providers and contractors to improve delivery of planned and responsive repair services;
· To ensure properties were safe, energy efficient and weatherproof; and

· Investments were prioritised on a just in time and worst-first basis.

The Assistant Director provided a progress summary for the current year 2016/17 which included the Decent Homes Standard (DHS) and Planned Maintenance.

The proposed investment profile for 2017/18 was attached as an appendix to the Assistant Director’s report.
The profile followed the “sustainable” investment model shown in the 2015 AMP and built on existing priorities to upgrade external components such as roofs and external wall finishes.  Heating and electrical circuits continued to receive significant investment whilst the trend to spend less on kitchen and bathroom improvements would continue for the foreseeable future.

The HRA baseline model allocation for 2016/17 was based on an asset portfolio containing 2636 (Forecast at 1/4/2016) properties:

Maintenance Allowance (per property £1,274.33)
£3,359,141

Major Repairs (per property £696.89)


£1,837,000

Total







£5,196,141

Over the next two years, major investment works would continue to be delivered through the existing arrangement with Cumbria Housing Partners (CHP). 

Whilst this years planned investment works were progressing satisfactorily Officers were concerned that focus of future investments on external works, such as roofing and rendering, provided a significant risk from disruption by adverse weather conditions.

In order to ensure all proposed investments for next year (2017/18) were delivered within the financial year, Members were asked to agree that Officers continue with the previously agreed methodology to deliver the external works, programs during the spring, summer and autumn months wherever possible.

The program included some newly arising investment needs that were not identified in the 2014 Stock Condition Survey.  The newly arising improvements included:-
· Yew Tree Estate – 40 flats on this estate required roof replacements.  This work had arisen as a result of component failure and the unavailability and discontinuation of replacement tiles from the tile manufacturer;
· Tummerhill Estate – 36 flats on this estate required remedial damp works and re-rendering.  This work had arisen due to last years unprecedented levels of rainfall and the inability of the external brickwork to deflect water on such an exposed location.  Officers wished to make Members aware that there were an additional 41 properties with similar but less urgent damp problems that may require improvement in 2018/19;
· Lower Hindpool – 20 flats on this estate required remedial roof repairs.  This work had arisen due to problems with the existing lap and porosity of the existing mono pitch roof tiles; and
· Storey Square, Dalton – 30 properties required remedial wall tie replacement and pointing improvements.  This work had arisen due to previously unidentified corrosion of the wall ties within the cavity wall construction.

RECOMMENDED:- 

1.
To note progress on achieving and maintaining the Decent Homes Standard; 

2.
To agree the annual investment profile shown at Appendix A of the report; 

3.
To agree continued delivery through CHP;

4.
To note the intention to deliver external works during the spring, summer and autumn months whenever possible; and

5.
To note the newly arising investment works identified in the report.
81 – Tenancy Agreement Review
The Assistant Director - Housing provided Members with an update on the progress of the Review of the Tenancy Agreement.

The Housing Service operated two types of tenancy - an Introductory Tenancy and a Secure Tenancy.  The current Tenancy Agreement was due for review due to operational changes and also changes in legislation with the Localism Act and Housing and Planning Act 2016 which impacted on clauses within the Tenancy Agreement.

In order to move the review forward there had been several meetings with Scrutiny Group to look at the existing Tenancy Agreement but also to discuss drafts of the revised agreement.  Scrutiny Group agreed for the Housing Service to engage the advice of specialist Housing Solicitors to ensure all areas affected by changes in legislation were incorporated into the review.  The following areas had been considered and, where necessary, updated as part of this process:-
· Strengthening powers available to Housing Service for tackling Anti-Social Behaviour in line with the Crime and Policing Act 2014;
· Incorporating the collection of Water Charges;
· Consideration given to flexible tenancies/fixed term tenancies in line with Housing and Planning Act 2016;
· Photographs of tenants to deter tenancy fraud and assist with tenancy audits;
· Data Protection and Data Sharing provision;
· Flexibility with Tenancy Start dates to maximise collection of Housing Benefit; and
· Right of succession in line with Localism Act and Housing and Planning Act 2016.
A draft of the new Tenancy Agreement had now been created which would need to be put out to a four-week consultation period.  All current housing tenants would be sent a copy of the draft tenancy agreement to give tenants the opportunity to provide feedback.   The Housing Service website would also have a section entitled ‘Tenancy Agreement Review’ which would include a copy of the draft review policy and information regarding the consultation process.  A copy of the current draft was attached as an appendix to the report for Members’ information.
Following the consultation process and any subsequent changes made, a report would be brought back to Housing Management Forum with a draft of the final Tenancy Agreement for approval.  

RECOMMENDED:-
1.
To note the content of the report; and

2. 
To agree the Review of the Tenancy Agreement be progressed to a Consultation Process with all Barrow Borough Council housing tenants.

82 – ASB Action Ltd Service Level Agreement 2017/2018
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 can to prevent crime and disorder in these 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 was a mechanism which allowed victims of ASB to request a review of the management of their case if they perceived there had 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 witnesses;
· 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; and
· ASB Action Ltd, in supporting Barrow Housing Service, would seek to provide a service which appeared seamless to the complainant/witness.

ASB Action Ltd offered a Service Level Agreement in which Barrow Borough Council Housing Service could undertake to purchase 10 days to be used over a 12 month period.  The 10 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 10 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 five Injunctions for ASB; they also assisted in seven cases where legal intervention was used to prevent ASB. 
The cost of a 10-day Service Level Agreement including training was £4,785 plus VAT. 

Effective management of Anti-Social Behaviour was a key component of the Housing Service achieving its aim to provide well-maintained homes and estates where people chose to live.

ASB Action Ltd offered a specialised service which focused on assisting Social Housing providers deal with such issues.  
RECOMMENDED:-
1.
To note information on the Service Level Agreement with ASB Action Ltd; and

2.
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.

REFERRED ITEMS

THE FOLLOWING MATTERS ARE REFERRED TO COUNCIL FOR DECISION

83 – Cumbria Housing Partners
The Assistant Director - Housing’s report was to propose improved arrangements for delivering the Investment Plans for Council owned properties.
The Council had delivered its Housing Investment Plans through Cumbria Housing Partners (CHP), acting as an access point to Procure Plus (PP) frameworks, since 2008.  Initially the Council were a “customer” of CHP but more latterly becoming formal Members with a place on the Board.
CHP had created the opportunity to access PP frameworks to deliver works collaboratively with a number of Social Housing Landlords in Cumbria and the wider North West.  This had provided added value in the delivery of such work through economies of scale and enabled the Council to draw on the experience and knowledge base of all partners across the North West Region which would not be possible to replicate internally, or in the Cumbrian sub region.  The experience had been positive and resulted in significant savings.

CHP had also, through the fees charged, provided the opportunity to deliver social investment into the areas in which the Borough Council operated.  This had previously included projects such as “sense of place” and employment that offered direct benefits to residents on Council estates.

As the income of the Housing Service continued to reduce, this business principle of working collaboratively provided a key opportunity to protect the delivery of the Council’s maintenance services, mitigate risks and achieve efficiencies unlikely to be achieved by working independently or sub regionally.

More recently the Assistant Director had been reviewing the existing Business Plan for CHP and he was concerned about a number of operational matters.  This included the following:-
1. It was a requirement all partners should deliver 75% of their investment spend through CHP. With the exception of Barrow, this was not now happening.

2. The forecasted proportion of total spend by other landlords through CHP had declined significantly in recent years. The Borough Council’s spend had remained consistent and now represented a significantly larger proportion, approaching 50%, of the total.

3. The Assistant Director suggested the above appeared to challenge the original concept of working collaboratively and secondly meant that income derived from fees by implication would pay a greater proportion of the partnerships costs

4. Two of the members had recently formed a Cost Sharing Vehicle (CSV) to deliver their planned and responsive repairs services. There was motivation to build that business with the intention of using it to deliver planned and responsive repairs to CHP members. This would further reduce the CHP spend and result in the Council assuming a greater proportion of the running costs of CHP, whilst the new primary services provided by CHP were not enjoyed by the Council.

5. CHP was currently investigating alternative ranges of services it could provide to increase income, including new work streams currently available through Procure Plus. There was also an intention to directly procure a new independent CHP labour framework outside the existing arrangements with Procure Plus and employ additional resources to establish and run that framework. However, the income of CHP had been reduced directly as a result of other members choosing to deliver a proportion of their investment through other means and therefore these alternative investments would be at the expense of the Council although not for the benefit of the Council. 

6. Ironically it was the case, however, the cost of developing potential new income streams may fall disproportionately on those landlords, particularly ourselves who deliver the most work through the current framework and have no intention of using the new services.

In any partnership, there would always be a need to compromise to cater for the differing business requirements of its partners.  It was inevitable that CHP would look to develop at some point.

The current arrangements had worked well, because they were straightforward, had narrower focus and essentially were linked to a larger Procurement arrangement which was better placed and resourced to provide the frameworks on which the process operated.
The principles behind CHP were to provide the opportunity for procuring maintenance services in a collaborative manner leading to increased efficiency.  Landlords of CHP could access a range of “frameworks” for different work streams that could be drawn on as and when required.  Additional benefits for landlords included re-investment of fees to allow social investment.  This could be delivered in a variety of ways and included employment/apprenticeship opportunities for tenants and residents on Council estates.
CHP had a business model that replicated an existing agreement with Procure Plus and Re-allies. 

Procure Plus and Re-allies licensed their frameworks along with their IT facilities to CHP who in turn provided sub-licences to members.  There was a transactional fee that members were required to pay CHP and Procure Plus that was based on a percentage of the value of work delivered.

The objectives of Barrow remained unchanged, creating efficiency of delivery, mitigating the risk of procurement, and re-investing savings back through social improvements and employment opportunities.

The Assistant Director had raised several concerns within his report but felt that Items 4 and 5 involving the direction and priorities of the new CSV and the proposed new independent CHP labour framework fell outside the scope of existing arrangements with Procure Plus and hence posed the greatest concern moving forward.

On the basis of the existing underspend and forecasted reduced spend by other member landlords, the Assistant Director had been in discussions with Procure Plus to evaluate a continuation of the Borough Council’s existing model of delivery going forward.  It was clear this would be relatively straightforward, including changes in the “licence” arrangements being direct to Procure Plus and could be achieved without delay.

In considering this option, the Assistant Director had assurance that Procure Plus would significantly improve the delivery of the Council’s social investment in terms of local employment with immediate effect and this would include encouraging and assisting local Contractors and other local employers to employ Barrow residents.  That model supported local social enterprises that were engaged with finding work for people distant from the labour market and building their capacity to do so.  There was no additional cost for this service and it was anticipated that at least 10 jobs over and above the framework requirement would be secured in each financial year.
The option remained that the Borough Council did “nothing” and remain a member of CHP and in time hope that other members increased their spend, or accept the current practice of CHP as it had evolved and no doubt would continue to do so did not reflect the Borough Council’s requirements.

Arrangements with CHP were by way of a “sub-licence” and it would be necessary to serve Notice on CHP (3 Months) and enter a new “sub-licence” with Procure Plus directly for future call offs for works and materials.  Underlying Contracts were direct with appointed Contractors completing works and would be on going

The joint procurement model had provided financial benefits.  Overall research previously reported by Ark Consultancy in their report dated 21st January, 2015 for CHP Board Members showed that CHP offered savings of around 17% to members. By comparison, Procure Plus offered savings of around 32% to its members.

The overall fees paid moving forward would be reduced for delivery.  The current fee levels were 5.5%, of which 2.5% funded CHP running costs and social enterprise and 3.0% went to Procure Plus.  The new fee proposal with Procure Plus would see fees reduce to 4%.  1% of these fees would be set aside for social enterprise initiatives. 
The proportionality of Barrow’s spend with CHP was assessed annually and if that share was disproportionate, an internal financial review was triggered which may lead to problematic consequences for the Borough Council’s accounting and closedown processes.

RECOMMENDED:- That Council agree:-

1. The Housing Investment Plan be delivered directly with Procure Plus;

2. The Assistant Director - Housing be authorised to serve the required notice to end the Council’s membership of Cumbria Housing Partners at the appropriate time; and

3.
The Assistant Director - Housing ensures the appropriate legal framework is in place to deliver works directly through Procure Plus.

The meeting closed at 2.30 p.m.

