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29 MINUTES

The minutes of the last meeting of the East and South Area Board held on 13 July 2004 were approved as a correct record and signed by the Chair.

30 PROPOSED INVESTMENT PROGRAMME 2004 TO 2010

The Area Board received a report informing it of the proposed long term investment programme.

The company has developed a Delivery Plan, which includes overall targets to achieve the government’s decent homes standard by 2010.

Condition surveys of 40% of the housing stock amounting to 11,167 properties have been completed. This information has identified those properties most in need of investment.

Historically works to properties have been completed on an elemental basis with rewiring, heating, kitchen and bathroom replacement works carried out separately over a number of years. Consultations as part of the Best Value Review of Services to Tenants and recent focus groups and surveys have highlighted that tenants would prefer this work to be done at the same time rather than over a number of years.

The Area Board was informed at its meeting on 6 May 2004 of the improvement works for the current financial year.  A programme of works up to 2010 has now been developed for the estates in West, Inner West and Central Area.  A summary of these was reported. The summary identifies the estates, the year in which it is proposed to undertake the work and the average value of the works necessary to the properties within those estates. The general principle has been to place those properties requiring the most investment in the early years of the programme.

The programme is subject to the company achieving at least a two star rating at the forthcoming inspection and has been developed from the information collected as part of the condition surveys.  For each estate prior to any work being commissioned it will be necessary to undertake further surveys to establish exactly what work is required to each of the homes within the estate. 

Not every home will require every element of work and some may not require any decent homes work as part of the proposed investment programme if they have benefited from earlier improvement work.

Prior to investment programme work proceeding it will also be necessary to undertake an appraisal of the value of the works to each estate to ensure that value for money can be achieved over the longer term, taking into account the demand on the estate, the turnover of tenancies, the structural integrity of the properties and the value of the properties against the investment costs.  It will also be necessary to take into account the Council’s older persons strategy to ensure that the investment work is targeted to those older persons bungalows and sheltered housing schemes the Council evaluates as sustainable.

The average value of the investment works to each estate only covers the replacement cost of those elements to achieve the government’s decent homes standard. Any security and environmental works will be additional to the average value. Similarly any major upgrading of the external fabric of high and medium rise blocks will be additional to the average value.

RESOLVED –
That the report be noted and the following comments be reported to the Board on 19 August 2004: -

· The Area Board felt that all wardens in sheltered accommodation should be provided with details of the investment programme.  It was noted that details of the programme would shortly be sent to housing managers.   The Area Board requested that this information also be sent to all wardens.
31 PERFORMANCE – FIRST QUARTER 2004-05

The Area Board has received the results for those performance indicators, which can be reported at the end of first quarter in 2004/05. 

A range of performance indicators are used to measure performance including compulsory Best Value indicators for which comparisons can be made with other similar authorities and ALMOs and local indicators set and monitored internally.

Some performance indicators by their nature can only be reported for a full year, whilst for others information to calculate performance may not be available until later in the year. These indicators have been included in the table for information purposes only.

Details of those indicators capable of being assessed on an area and neighbourhood basis were also reported.

All indicators will be assessed at the end of the financial year. However, quarterly reports give the opportunity to take early corrective action where performance is at variance to the target. 

For all four indicators the East and South neighbourhoods fall short of their targets for the year end.  Area housing managers will implement corrective action to ensure that performance in these service areas improves during the remaining three quarters of the year.

Rent collection performance and arrears as a percentage of the rent roll have been affected by the three Bank Holidays so far this financial year affecting 4 of the thirteen rent collecting weeks in the first quarter.  There has also been the added complication of the Council’s Housing Benefit IT system being replaced during the quarter resulting in no new Housing Benefit awards being made during June 2004 whilst the new PERICLES system was installed.

Rent and income teams have identified the following key corrective actions as a short term way of improving performance: -

· Increasing the use of Debit Card payments.

· Increasing the use of Direct Debit payments.

· Increasing the number of visits and contacts carried out both during normal office hours and out-of-hours.

· Decreasing the number of abortive visits where officers do not get access to tenants homes.

· Ensure that tenants awaiting Housing Benefit do at least pay the water rate element of their rent, which doesn’t attract Housing Benefit.

Longer term solutions, including the preparation of neighbourhood arrears prevention and recovery strategies, are already in hand and reflect the need to improve performance by the year end. Team leaders also carried out service quality audits on a monthly basis to ensure that procedural and customer care standards and targets are maintained during the recovery process.

The average time taken to relet properties is also above target but is expected to improve throughout the rest of the year.  Both neighbourhoods are over target due to an initial backlog of work and the need to adjust procedures in line with the new letting standard. Further joint training relating to the lettings standard has been carried out with staff from Local Environmental Services who have also agreed to commit additional resources to reduce the backlog and the average turnaround time.

The rent loss attributable to empty properties increases as the average time to let properties increases. As that figure improves so the rent lost will reduce as well. However, the number of empty properties also needs to be reduced if this indicator is to be reached by the year end. Area housing managers have been developing neighbourhood voids and marketing strategies designed to achieve this overall reduction in empty properties.

RESOLVED –
(i)
That performance information included in the report be noted.

(ii) That the following comments be reported to the Board on 19 August 2004: -

· The Area Board asked why the average number of days a property was vacant in the East was 72.7 whilst it was only 53.1 in the South. It was noted that due to property condition, vacant properties had generally required a higher category of relet work in the East resulting in it taking longer for these properties to be ready to let.

· The Area Board requested a verbal update under matters arising at the next meeting on key areas where performance was below target. 

(iii) That future performance reports be submitted to the Area Board on a quarterly basis.

32 SECURITY AND ENVIRONMENTAL SCHEMES

The budget for security and environmental schemes for this Area Board is £336,234.  To date, 7 schemes at a total cost of £30,552 have been approved.  The balance of the budget is now £305,682.

The Area Board has considered the following schemes: -

	
	Location
	Proposal
	Cost

	1
	Rear of 94 Woodburn, 

Leam Lane


	To supply and erect bollards on grassed area to the rear
	£494

	2
	Lansbury Gardens, Ellen Wilkinson Estate
	To replace grassed area in front of No. 60 with tarmac and to verge harden in front of No’s 21 and 33. 
	£11,676

	3
	Lyndholme Sheltered Unit, Low Fell


	To provide two additional 

seats in the landscaped grounds for use by the residents
	£840

	4
	Malton Green, Harlow 

Green
	Remove two seats from 

area next to bungalows and relay flags
	£668

	5
	13-23 Seaburn Gardens, Wrekenton
	Tarmac grass verge in front of block
	£1,370


Budgetary provision for these schemes exists within the security and environmental budget.

RESOLVED –
(i)
That schemes 1-3 and 5 be approved.

(ii) That scheme 4 be deferred to a future meeting in order for officers to draw up at least one alternative design for this scheme.

(iii) That the following criteria be used when considering future schemes: -

· Any scheme that supports decent homes or Pathfinder work.

· Works that will be of major benefit to a number of tenants.

· An even spread across both neighbourhoods.

· Resulting from joint estate inspections with residents or arising from complaints.

· Has a visual impact on the estate in its environment.

(iv) That maps of both neighbourhoods be produced showing the locations of approved schemes to assist the Area Board in ensuring there is a spread across both neighbourhoods.

33 PROPERTY INSPECTORS – QUARTERLY REPORT OF ACTIVITY

The results of the work carried out by the property inspectors during the first three months of this financial year were reported.  The company has five property inspectors, one for each neighbourhood, whose role is to carry out a 10% quality check on all responsive repairs carried out.

On average it is anticipated that approximately 90,000 of the repairs carried out Boroughwide during 2004/5 are suitable for post-inspection. Property inspectors are therefore expected to post-inspect approximately 9,000 completed jobs between them by the end of March 2005.

Details were reported of what a property inspector will check during a post-inspection and following a post inspection.

The results of the first three months of this financial year show that the East and South neighbourhoods have completed 341 (38%) of the 900 target for inspections at the end of the first quarter. 

Satisfaction with the quality of work is assessed by the property inspectors. The results demonstrate that in the main, work is carried out satisfactorily. Where the quality is not acceptable, the work is referred back to the contractor to be remedied.

High levels of customer care satisfaction are demonstrated with operatives being polite and helpful and neat and tidy.  Work carried out within timescale is also an important element of the level of service provided and one where the most improvement is needed.

As part of the inspection tenants are asked to express their overall satisfaction with the repair carried out. The results show that overall customer satisfaction with the work inspected is 95% in South neighbourhood and 90% in East neighbourhood. The overall average for customer satisfaction for this Area Board is 94%.

The following issues are in hand: - 

· Actions to address the shortfall in inspections has been agreed between area housing managers and property inspectors.

· Property Inspectors’ findings and weekly reports are shared with the contractor via local meetings with depot managers.

· Findings form part of the regular monitoring meetings held with the repairs service provider.

· Regular meetings of property inspectors takes place to ensure they move towards adopting the same inspection standards across the Borough.

· Consideration is being given to rotation of property inspectors and doubling-up to help achieve standardisation.

· A postage satisfaction card is now issued with the repair receipt.

RESOLVED –
(i)
That the report be noted.


(ii)
That further activity reports be submitted on a quarterly basis.

34 WEST AND CENTRAL AREA BOARD

The minutes of the West and Central Area Board held on 5 August 2004 were submitted.

RESOLVED –
That the information be noted.

35 DATE AND TIME OF NEXT MEETING

The next meeting will be held on Tuesday 14 September 2004 at 2.00pm (venue to be confirmed).
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