HOUSING MANAGEMENT FORUM








Meeting: 26th November, 2009

at 2.00 p.m.

PRESENT:- Councillors Flitcroft, Hammond, Irwin, James, McEwan, Maltman and Waiting.
Tenant Representatives:- Mrs P. Charnley (Chairman), Mr A. McIntosh, Mr D. McMillan, Mrs J. McMurray and Mr T. Slater.
22 – Minutes

The Minutes of the meeting held on 27th August, 2009 were agreed as a correct record.

23 – Apologies for Absence/Changes in Membership
Apologies for absence were submitted from Councillor J. Hamezeian and Mr N. Hird.
Councillor McEwan attended as a substitute for Councillor J. Hamezeian.

24 – Disclosure of Interest
Councillor Irwin declared a personal and prejudicial interest in Agenda Item 9 – Adaptation for Tenants with Disabilities (Minute No 28).  An adaptation to her property was currently being carried out by A. B. Mitchell.

Councillor McEwan declared a personal and prejudicial interest in Agenda Item 9 – Adaptation for Tenants with Disabilities (Minute No 28).  An adaptation to his property for his wife had been carried out by A. B. Mitchell.

25 – Planning of Investment and Maintenance Services
The Housing Manager reminded the Forum that in 2005 the Council had appointed a firm of independent surveyors to undertake a detailed survey of the Council's housing stock and associated assets.

The Government's good practice guide entitled “Collecting, Managing and Using Housing Stock Information” had suggested the Council should undertake additional surveys every five years to ensure that the process captured and recorded up to date, reliable and statistically correct details about the stock and associated assets.  A further stock condition survey was scheduled for 2010/11.

The purpose of the Stock Condition Survey was twofold, to enable the Council to develop a thirty year business plan; and as a means of directing the order and type of investment work which was completed in annual plans.

With regard to identifying which order properties required upgrading, the survey 'bands' properties and provided clear direction regarding which should be upgraded over the following five years.

The Council was now in the process of completing work to these properties and it would be helpful to complete a new survey earlier than planned to update the running order for the next five years.

In addition, the Government had recently consulted on a review of the Housing Subsidy system which was reported to the last meeting.  The proposal would allow Councils to finance their own business plans from their rents and revenues, in exchange for a one-off allocation of housing debt.  It would be prudent to ensure that, in consideration of these proposals, the Council ensured its Business Plan reflected the most financially accurate assessment of future investment priorities based on a robust up to date stock condition survey.

The outcome of the recent consultation was yet to be announced, but it did acknowledge and recognise the cost of maintaining communal areas, more than had been recognised previously by the subsidy system.  
He also reminded the Forum that at its meeting on 25th June 2009 it had been agreed to extend the current Responsive Repairs Contract for a further two years, which was an option in the current contract.

The two year extension had commenced on 5th November 2009.

In considering the longer term, although the current contract would operate until November 2011, should the Council wish to consider amending the current arrangement when it was due for renewal, such decisions would have to be made in twelve or fifteen months time.  That was to allow sufficient time to award a new contract in a timely manner.

The current contract had been based on the NEC3 contract arrangements.  At the time of awarding the contract, it had included day to day responsive repairs, gas servicing and maintenance, void maintenance, out of hours emergency response and a proportion of planned investment, kitchen, bathroom and central heating.

To consider whether that approach would remain the most appropriate in the future, it would be appropriate to complete a review of the current practice.

In order to assist the review he suggested that it was appropriate to appoint an independent consultant to support a review of contract arrangements.  The exercise would be time limited and involve a written report of their findings and proposals for consideration.

In order to complete a review of current arrangements it was his intention to progress the work in conjunction with the Tenant Compact Working Party (TCWP) in line with the required Housing Service objective to 'invest and maintain homes and estates to the best standard possible with the resources available'.  That would involve the TCWP agreeing a remit for the review, and appointment of a consultant, based on the following principles:-
Complete a review of the current structure and operating arrangements of the current contract with regard to maintain efficiency in delivery and a quality service; and
To consider based on the above analysis the possible options to progress the Maintenance arrangements to ensure a cost effective customer focused service.

RECOMMENDED:- (i) To agree that the Stock Condition Survey be completed during the current financial year; and

(ii) To agree to appoint Consultants to complete a review of the current Responsive Repair Contract in consultation with the Tenant Compact Working Party.

26 – Miscellaneous Properties
At its meeting on 27th August, 2009 the Forum had requested information regarding miscellaneous properties managed by the Housing Service and arrangements for their maintenance.

The Housing Manager reported that the Housing Service now managed eight 'miscellaneous' properties.  These were terraced houses that came into ownership of the Council previously but were not traditionally built Council Housing.

In terms of the management of the properties, they had been treated no differently than any other property that was the responsibility of the Housing Service.

Rents were set on the same formulae as purpose built Council Housing and if a vacancy occurred, would be relet to an applicant on the Housing Register.

The exception to the above was Fenton Street which was the subject of a report at the last meeting.  That property was let to Project John who in turn used the property to house young homeless people, in doing so assisting the Council meet its statutory obligations for homeless people.

The Forum considered details of each of the properties and what investment works had been completed in the recent past.

Requests for day to day repairs were responded to as in the case of any tenant requiring a repair.

By the location of the properties, they were typically 'older' type property, pre 1919, and as such posed a more difficult problem for maintenance purposes.  He would ensure they were included in future investment plans.  As there were relatively few properties, he would ensure that each property was surveyed as part of the process of completing a new Stock Condition Survey.

RECOMMENDED:- (i) To note the information regarding the management of miscellaneous properties; and

(ii) To agree the proposals to include the investment requirements of these properties through a Stock Condition Survey.
27 – Gas Servicing
The Housing Manager reported that a landlord was required to complete a gas safety check every twelve months.  

In complying with that requirement, the Housing Service exceeded the standard and also completed a service of appliances provided by the Council.

Whilst the Council’s aim had always been to achieve a safety check and service on a twelve month basis, it remained the case that a number of tenants did not allow Council contractors access to their home.  In the region of 220/230 tenants did not allow access through normal procedures.

The process was therefore monitored on a monthly basis and action taken to resolve the matter on a case-by-case basis.

These procedures were continually under review and changes made to try and improve the success rate.  That involved coordination of the Council’s and contractors' resources to maximise opportunity to gain access.

More recently a second contractor had been engaged to work outside normal hours if necessary with ongoing publicity through the Newsletter, adopted a proactive approach to tenants who did not respond through the Housing Service's 'IT communication' facilities and practical issues such as putting 'alert labels' over tenants' locks to further ensure they were aware that access was required.

The last resort was action through the Magistrates Courts using powers contained in the Environmental Protection Act 1990 to gain access.

Whilst by far the majority of tenants do cooperate, those that did not cause a disproportionate amount of work to complete the task and subsequently time to resolve.  In doing so, as well as putting themselves in potential danger, it puts the Council at risk of not completing that statutory requirement.

Officers had been looking at how other social landlords who report completing such checks on a 100% basis achieved that outcome.  It would appear that the most fundamental difference was the adoption of a ten month cycle of completing such work.

At present the Council operated on the basis of issuing work four weeks prior to the due date for the service.  A ten month cycle would require such orders to be issued approximately eight weeks before.  That would provide a longer period, up to eight weeks, for access to be arranged, or the problem resolved.

RECOMMENDED:- (i) To note information contained in the report regarding gas servicing; and
(ii) To agree that the Housing Service adopt a 'ten month' cycle to further ensure services were completed within twelve months.

28 – Adaptations for Tenants with Disabilities
The Housing Manager reported that following a review of the Housing Service's Policies and Procedures for completing adaptations for tenants with a disability, it had been agreed to adopt a new approach to arranging for such work to be completed.  The approach was based on appointing one contractor to complete all major adaptations based on a 'common specification'.  The advantage of that approach was the ability to complete adaptations more quickly.

A competitive process had been used to appoint a contractor, based on the NEC3 term service contract.  Potential contractors had been considered on a 50% Quality, 50% Price assessment.

The successful contractor would be required to commence work within twenty eight days of instruction; complete works in a maximum of ten working days; and comply with a range of key performance indicators.
Following the above process A B Mitchell had been appointed from 1st April 2008 for a period of two years with an option to extend for a further two years.

The arrangement had been operating for eighteen months and he suggested it was now appropriate to consider whether the arrangement should be continued.

It was clear from the information considered, both in terms of tenants' satisfaction with the service, and work being completed in line with contract requirements that the delivery model was working well and as intended.

RECOMMENDED:- To agree the extension of the current contract arrangement with AB Mitchell for a further two year period, commencing on 1st April 2010.

29 – Performance Information Report – 6th April, 2008 to 4th October, 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 2006/7
	Actual 2007/8
	Actual 2008/9
	Target 2009/10
	6 Apr -     4 Oct 09

	
	Rent Arrears and Collection
	
	
	
	
	

	BV66a
	% Rent Collected
	97.88%
	96.78%
	96.48%
	98%
	95.79%

	BV66b
	% Tenants with > 7 weeks arrears
	5.89%
	6.82%
	6.33%
	5.5%
	5.03%

	BV66c
	% Tenants served with Notice of Seeking Possession for arrears
	35.48%
	29%
	30.6%
	25%
	25.84%

	BV66d
	% Tenants evicted for rent arrears
	1.05%
	0.66%
	0.89%
	0.5%
	0.82%

	Housemark
	Current tenants arrears as % of rent roll
	2.99%
	2.96%
	2.60%
	2.5%
	2.47%

	
	Void management
	
	
	
	
	

	BV212
	Average relet time for dwellings (in days)
	28
	35.9
	30
	28
	32

	Housemark
	% rent loss through vacant dwellings
	0.98%
	1.41%
	1.16%
	1%
	1.07%

	Local
	% rent loss due to voids – garages
	2.63%
	2.81%
	3.25%
	2%
	3.04%

	
	Homelessness
	
	
	
	
	

	Housemark    
	Average stay in B &B for families with children or pregnant women (in days)
	2
	10
	3.7
	3
	19

	Housemark
	% of homeless applications where decision made and notified within 33 days
	98.5%
	95.3%
	84.8%
	99%
	92.2%

	Local
	Average length of stay in B&B (in days)
	22
	14.4
	18
	12
	21.9

	Local
	Average length of stay in dispersed (in days)
	 45
	48
	56 
	28 
	40

	Local 
	Average length of stay in dispersed for families with children (in days)
	 34
	41
	49 
	28 
	33

	Local
	Average number of homeless households in dispersed accommodation
	5.8
	7.3
	9.6
	5
	7.1

	BV213
	% of households whose situation was resolved by housing advice
	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
	95%
	52%
	62%
	95%
	87%

	
	Repairs 
	
	
	
	
	

	Housemark
	% urgent repairs completed within Government time limits
	89.59%
	78%
	79.91%
	92%
	85.11%

	Housemark
	% emergency repairs completed on time
	93.6%
	84.36%
	89.07%
	94%
	87.70%

	Housemark
	% routine repairs completed on time
	92.3%
	77.26%
	79.95%
	93%
	92.41%

	Housemark
	% urgent repairs completed on time
	78.7%
	74.86%
	74.45%
	90%
	77.89%

	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)
	10
	13.7
	24.85
	8
	18

	
	General Management
	
	
	
	
	

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


	RENT ARREARS as at week ending 4th October 2009

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

	Central
	59,261.43
	3.18
	23,189.22
	1.24%

	Dalton
	13,720.80
	1.89
	1,892.26
	0.26%

	Roosegate
	65,269.63
	2.73
	21,990.32
	0.92%

	Ormsgill
	48,149.87
	2.26
	57,047.50
	2.68%

	Walney
	17,749.02
	1.37
	5,236.36
	0.40%

	Miscellaneous
	2,082.16
	9.50
	0.00
	0.00%

	Dwellings total
	206,232.91
	2.45
	109,355.66
	1.30%

	Garages
	3,453.92
	1.93
	1,037.09
	0.58%

	Homeless
	2,563.06
	3.31
	15,835.82
	20.48%

	Total
	212,249.89
	2.44
	126,228.57
	1.45%

	Grand Total
	£338,478          3.90%


	FORMER TENANT ARREARS

	Former tenants arrears written off in period April - September 2009  = £81,729.44


	VOIDS

from 6th April 2009 to  4th October 2009

	
	Central
	Dalton
	Ormsgill
	Roosegate
	Walney
	Total

	1 Bedroom
	
	
	
	
	
	

	Ground-floor flat
	8
	0
	10
	7
	6
	31

	Upper-floor flat
	19
	1
	5
	14
	5
	44

	Bungalow
	2
	1
	1
	0
	3
	7

	Sub total
	29
	2
	16
	21
	14
	82

	2 Bedrooms
	
	
	
	
	
	

	Ground-floor flat
	1
	0
	10
	1
	0
	12

	Upper-floor flat
	3
	1
	9
	1
	0
	14

	Bungalow
	0
	0
	0
	0
	0
	0

	House
	6
	0
	3
	5
	1
	15

	Sub-total
	10
	1
	22
	7
	1
	41

	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
	1
	1
	9
	5
	5
	21

	Sub-total
	1
	1
	9
	5
	5
	21

	4 Bedrooms
	
	
	
	
	
	

	House
	1
	0
	0
	2
	0
	3

	5 Bedrooms
	
	
	
	
	
	

	House
	0
	0
	0
	0
	0
	0

	Total
	41
	4
	47
	35
	20
	147


	OFFERS OF ACCOMMODATION

made and refused between 6th April 2009 to 4th October 2009

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

	Central
	4
	4
	2
	1
	0
	2
	0
	13

	Dalton
	1
	0
	0
	1
	0
	0
	0
	2

	Ormsgill
	1
	6
	1
	0
	1
	1
	0
	10

	Roosegate
	1
	3
	1
	1
	0
	0
	0
	6

	Walney
	2
	3
	0
	1
	0
	0
	0
	6

	Total
	9
	16
	4
	4
	1
	3
	0
	37


	NEW TENANCIES                                6th April 2009 to 4th October 2009

	Applicant Type
	No.

	Housing Register
	90

	Transfers:
	40

	     General Management
	  3

	     Management
	10

	     Medical
	12

	     Under/over Occupancy
	15

	Homeless

(monitored from October 2004)
	21

	Mutual Exchanges
	15

	Total Relets
	166


	HOUSING PROPERTY AS AT 30th September 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
	145
	949

	
	2
	62
	12
	161
	50
	
	5
	16
	306

	
	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
	698
	763
	
	11
	415
	2,721

	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
	698
	763
	21
	11
	415
	2,742

	GARAGES
	
	207
	42
	68
	
	
	
	167
	484


	SOLD PROPERTIES 

6th April  to 4th October 2009

	AREA
	PROPERTY TYPE
	BEDROOMS
	TOTAL

	North  Walney
	GFL
	1
	1

	Ormsgill 1
	GFL
	2
	1

	TOTAL
	
	
	2


RESOLVED:- To note the Performance Information.

30 – Planned Maintenance 2009/10

The Housing Manager reported information relating to the progress of the Planned Maintenance Programme for 2009/10.  The information was attached at Appendix A to these Minutes.
RESOLVED:- To note the progress of the Planned Maintenance Programme 2009/10.
31 – Presentation 

The Housing Manager gave a short presentation to the Forum regarding a newly published consultation paper entitled “A New Regulatory Framework for Social Housing in England.”

RESOLVED:- To note the Presentation. 

The meeting closed at 3.10 p.m.







