HOUSING MANAGEMENT FORUM


Meeting: Thursday 16th January, 2014
at 2.00 p.m.

PRESENT:- Councillors Barlow, Irwin, Johnston and Pointer.
Tenant Representatives:- Mr M. Burton, Mr A. McIntosh and Mr W. Ward.
40 – Appointment of Chairman
In the absence of the Chairman, nominations had been invited for Chairman for this meeting only.

It was moved by Councillor Irwin and seconded by Councillor Pointer that Councillor Barlow be appointed as Chairman for this meeting only.
RESOLVED:- To agree to appoint Councillor Barlow as Chairman for this meeting only.

COUNCILLOR BARLOW IN THE CHAIR

41 – Minutes

The Minutes of the meeting held on 28th November, 2013 were taken as read and confirmed.
42 – Apologies for Absence/Changes in Membership
Apologies for absence were submitted from Councillors Hamilton (Chairman) and Williams.

43 – Housing Maintenance Investment Programme 2014/15
The Housing Manager submitted a report to agree the spend profile for the 2014/15 Housing Maintenance Investment Plan.  The plan included the resources available to respond to day to day repair requests, void properties and the ongoing upgrading of the main components of properties.

The principles of the asset management Plan were to:-
· Ensure the Council achieved the Decent Homes Standard;
· The aspirations of tenants were considered and incorporated within the plans; and
· To work collaboratively with other housing providers and contractors to improve delivery and responsive repairs service.

The upgrading of key components such as central heating systems, bathroom upgrades and kitchen upgrades were ahead of the agreed targets.  Additional resources were also agreed at the Housing Management Forum meeting on 13th June, 2013 to further increase the rate of replacement of these components.

Details of progress against Targets would be available for the next Housing Management Forum meeting along with proposals of which properties should be targeted.

Progress on delivery throughout the year would continue to be reported to this Forum on a regular basis through the Information Report.

Suggested Investment Profiles for 2014/15

The Housing Manager submitted a proposed investment profile for 2014/15 which is attached at Appendix A to these Minutes.
The proposals were based on the following resources:-
· Maintenance Allowance
(£1,360 per property) 
:  
£3,650,294

· Major Repairs                 
(£716 per property)   
: 
£1,922,000

     Total                                                                         £5,572,294

With reference to Appendix C attached to these Minutes the Housing Manager identified a number of changes on the Plan which differed from previous years:-
· Stock Condition Survey: It was normal practice to complete a stock condition survey every five years.  However, good progress had been made against the targets for the upgrading of key components and it would be appropriate to complete a new survey during the year to ensure resources were targeted appropriately in future years. 

· Re-pointing both Houses and Flats: resources had been included as a specific item.  This reflected one of the objectives to keep homes “warm and watertight”. During the current year the Council had carried out a re-pointing scheme but it had become apparent that a number of properties, particularly on exposed locations required work.  It would be appropriate to tackle this issue on a scheme basis rather than an individual property basis which had generally been the case over the recent past.

· Window Refurbishment and Replacement: resources had been included as a specific item.  All properties except a very small number where it was not appropriate, had UPVC double glazed windows.  They were now some years old and the Council were aware of failures in certain types of window and locations. 

· Communal Lighting and Doors: additional resources were identified during 2013/14 to start to replace such fittings in specific areas.  These resources would enable the process of communal door replacement to continue and incorporate the opportunity to consider energy efficient lighting arrangements where it was appropriate.

· Fences and Gates: additional resources were identified during 2013/14 to carry out improvements. These resources would enable an ongoing programme to be developed. 

· Garages: additional resources were identified during 2013/14 to carry out improvements. These resources would enable an ongoing programme to be developed. 

· Void Major Works: resources had been increased for 2014/15.  As previously identified, in some circumstances it would be appropriate to complete additional work on a property over and above the normal void repairs.

· Re-Roofing of Houses and Communal Flat Roofs: resources had been included to commence a replacement of problematic flat roofs on communal entrances and houses.

Except for the resources for the Stock Condition Survey all other items identified would be on-going areas of expenditure. 

Delivery of Cyclical, Major Improvement and Capitalised Work

Delivery of the ongoing upgrading schemes would continue through the arrangements previously agreed with Cumbria Housing Partners.  There were a number of “new” areas of work included in the Plan and the Housing Manager would be considering the options for delivering these works through the Cumbria Housing Framework or on an individual scheme by scheme basis.

RECOMMENDED:- To agree the Housing Investment Plan for 2014/15 as attached at Appendix A to these Minutes.
44 – Scrutiny of Anti-Social Behaviour Policies and Procedures
The Housing Manager submitted a report to provide Members with an update on progress of the Scrutiny Review of the Anti-Social Behaviour Policy and Procedures.  The Scrutiny Project commenced in September 2013 with the final draft of policy and procedures completed in December 2013.  Copies of the final drafts were appended to the report.  The Tenants Scrutiny Working Party agreed the scope and timeframe of the project based on a four stage approach:-
•
Stage 1:  Fact Finding;
•
Stage 2:  Further investigation, compare and challenge;
•
Stage 3:  Analysis and recommendations; and
•
Stage 4:  Implementation and review.
A thorough review of the policy and procedures had now been completed by Tenants Scrutiny Working Party in partnership with ASB Consultants - ASB Action Ltd.  As part of the review consideration was given to information obtained from the ‘Star Survey’ and a good practice review of the organisations service literature and website.  A ’Tenants Audit’ had also been completed to ensure the views of tenants who had been victims of anti-social behaviour had been incorporated into the ‘scrutiny process’ to ensure the Council learned from any ‘positive and negative comments’.

The Housing Service was committed to being accountable to its residents and ensuring greater transparency in the way it operated.  The Housing Service believed its new residents’ scrutiny arrangements enabled those residents involved to gain a real understanding of how the Housing Neighbourhood Management Team managed cases of anti-social behaviour and also how easily accessible expert advice and assistance could be obtained through the ‘Service Level Agreement’ with ASB Action Ltd which was vital to the success of the service.

The Housing Service Neighbourhood Management Team would implement the new policy statement and procedures from January 2014.  A further area to be examined as part of the wider service review was:-
•
Tenancy Agreement; and
•
Continual improvement to the website and service literature.
RECOMMENDED:- 

1.
Note the content of the report;

2.
Note the four-stage scrutiny process for future scrutiny reviews within the Housing Service;

3.
To agree the final draft of the Anti-Social Behaviour Policy and Procedures which would form the operating basis for management of anti-social behaviour by the Housing Neighbourhood Management Team; and

4.
To agree to continue the Service Level Agreement with ASB Action Ltd for 2014/2015.

REFERRED ITEMS

THE FOLLOWING MATTERS ARE REFERRED TO COUNCIL FOR DECISION

45 – Housing Revenue Account 2014/2015
The Business Support Manager submitted a report to agree the Housing Revenue Account Budget for the coming financial year 2014/15.  Information about the Expected Outturn Budget and balances for the current year was also included.

The current year Outturn and proposed 2014/15 Housing Revenue Account budget is attached at Appendix B to the Minutes.
Previous assumptions on rent increases were based on guidance that stated that the annual RPI +0.5% plus an additional uplift to bring Local Authority rents up to market (Target) rents by 2015/16 should be used and rents within the HRA 30-year business plan were predicated at 3%.

Guidelines now suggested that the Council should use the annual CPI (2.7%) + 1% to determine future rent increases.  In November 2013 the Housing Management Forum agreed that the Council could bring forward convergence to Target (market rents) in 2014/15 and dispense with Target rents in any future rent considerations.  Attached at Appendix C to these Minutes are examples of the effect of applying the increases to a range of property types.

The Committee also agreed that Garage rents increased at the same % rate as dwellings 

It was expected to manage expenditure incurred in maintaining tenancies and stock from the rents collected and it was suggested that any surpluses be applied across the following:-

(1) debt repayment;

(2) increased investment in stock; and

(3) investment projects where the need or the return was clearly identifiable.

1. Expected Outturn Budget 2013/14

The outturn for the year forecasts a net surplus of £10,370.  Key factors were:-

· HRA Income would be higher than expectations;

· Water charges, Repair and Leasehold Major Work recharges account for the increased revenue under other services and facilities;

· Water repayment charges also account for the above budget expenditure;

· Right to Buy sales were on course to meet budget expectations leaving a dwellings stock of 2685 by 31st March, 2014;

· Increased time taken to relet voids, particularly 2 bedroom flats, had reduced dwelling rent income; and

· Tenancy terminations had increased by 40% ytd which was mainly attributed to under/over occupation movement.

2. Balances on the Expected Outturn for 2013/14


The Expected Outturn Budget 2013/14 was likely to result in the following movement in balances.

2.1
Major Repair Reserve balance as at 31st March, 2013
: 
 £130,562

The above funds were not expected to be spent by year end and would carry forward.


2.2
Housing Revenue Account balance 31st March, 2013 
: £1,991,094
2.3 Breakdown of Balance on Account

Housing Revenue Account as at 31st March, 2013

: £1,991,094

(of which the £788k was the Maintenance element)

Forecast Surplus 2013/14                                         

:  £    10,370
Estimated Balance at year end                                               : £2,001,464
2.4 Voluntary Repayment Provision


Provision as at 31st March, 2013


      : £1,739,934
Set Aside for 2013/14

       : £1,069,970

Provision at year end 

      : £2,809,904

3. Proposed HRA Budget 2014/15

In proposing the budget for 2014/15 the following factors had been taken into account:-

3.1 The Settlements Payments Determination provided a budgetary and business planning framework for rental income and management of tenancy, major repair and maintenance expenditure.  However, guidelines now suggested increases in line with the annual CPI of 2.7% + 1% raising gross rent income to £10.46 million (including convergence uplift).
3.2 Bringing forward convergence adds another £94k to rent income which was marginally less than it would have been a year later. The additional increase, when applied to individual properties, remained within the £2 limit (Constraint).
3.3 The 30 year business plan expects an annual Set Aside of £869,970; however the Set Aside for 2014/15 would be £295,690 higher making a total Set Aside for 2014/15 of £1,165,800.

3.4 The Welfare Reforms had had a knock on effect on arrears and loss of rental income because of the increased number of voids.  The bad debt provision would need to be increased by £33k.
3.5 The net income from water charge collection would be £188,912.

3.6 The Housing Manager proposed that the Council opened up a training opportunity and career path through Housing Service by way of an apprenticeship.  It would be Scale 1 total annual cost of £18,000 and whilst provided for within the proposed budget the Council would hope to work with Cumbria Housing Partnership to recover some of the cost.

3.7 It was necessary to carry out Housing Stock survey to update and inform the programme of major works improvements at an estimated cost of £30k. 
3.8 The budget had allowed for investment projects to be considered which improved the appearance and safety of certain neighbourhoods and this was further considered within the Maintenance budget.

3.9 There was a further need to employ a Planned Maintenance Project Manager on SO2 at total cost of £33,000 to manage and co-ordinate the various investment projects and a Mobile Caretaking handyman to carry out minor repairs to voids and around the estates on Scale 1 with a total annual cost of £18,000.

3.10 The Housing Department conducted a walkabout of the estates looking at repairs and overall condition during 2013/14.  The Housing Management Forum Chairman had asked that bi-annual site inspections for the whole Forum be organised for 2014/15.  Provision had been made within the budget to accommodate the cost.

4 Dwelling Rents

4.1 The effect for this Authority was as follows:-

Calculation for 2013/14

CPI in September 2012 = 2.7% + 1% = 3.1% increase to Barrow Borough Council rents


Plus or minus a maximum of £2.00 to move the property to its individual target rent.

	
	52 Weeks
	48 Weeks
	
	Average Rent increase over 48 weeks

	2013/14
	£71.40
	£77.35
	
	

	2014/15
	£75.34
	£81.62
	
	£4.27

	Increase
	5.52%
	5.52%
	
	


Attached at Appendix C to the Minutes are further details of the resultant rents for different property types.  Rents on an individual property basis would differ.

4.2 The Housing Major Repairs and Maintenance budget had been increased to allow for additional stock investment and environmental improvements and allowed a total £2,075 per dwelling based on a stock level of 2,685.

5 Other Charges

5.1 Garage Charges

It was approved by the Housing Management Forum on 28th November, 2013 to apply the same uprate to garage rents.  Therefore the proposed budget included a 3.7% increase on garage charges which generated £7,547.  The effect on individual garage charges would be as follows:-

	
	2012/13
	+3.7%

	Garage rate 1 (27)
	£6.43
	£6.67

	Garage rate 2 (459)
	£8.88
	£9.21

	Increase
	£203,977
	£211,525


There was a 160 strong waiting list for garages with few vacancies and the proposed new rent appeared on par with the private sector.

5.2
The Housing Department had recently reviewed the service and facility charges for supported, furnished and dispersed properties and concluded that they were about right.  The Housing Manager suggested that they were left as was provided and continued to recover their cost. 

6 Business Improvement Initiatives

Initiatives for 2014/15 would include:-

· Moving the Housing Service to the Town Hall and using the opportunity to redesign the structure, design and processes to fit in and improve service delivery;

· Reduce the management effort of administrating and managing the Responsive Repair contract in particular the way that the payments were structured and processed;

· In consultation with tenants develop a more meaningful Rent Strategy which outlined how rent increases were determined in the future and how the collection and arrears service and processes could be improved; and

· Maximise the online technology to meet customers’ needs. 

RECOMMENDED:- That the Executive Committee agree the following:-
1.
Note information at point (1) of the report;

2.
Note the information regarding balances and Voluntary Repayment Provision at point (2) of the report;

3.
Note the information in point (3) of the report and agree the 2014/15 budget as shown at Appendix A of the report;

4.
Agree the Dwelling Rent increase of 3.7% at point (4) of the report and note the information at Appendix B of the report;
5.
Agree the increase of Garage charges of 3.7% as show at point (5) of the report; and

6.
Note the information at point (6) of the report.

The meeting closed at 2.50 p.m.
