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Apologies for Absence

Barbara Dennis

John Hamilton
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Paula Nunn

134 MINUTES OF THE BOARD MEETING HELD ON 10 JUNE 2004 

The minutes of the Board meeting held on 10 June 2004 were agreed as a correct record and signed by the Chair.

135 MATTERS ARISING – NATIONAL FEDERATION OF ALMOs

The National Federation of ALMOs document “From Expedience to Excellence: Achieving Continuous Improvement in Governance” was tabled.  A copy would be sent to those Directors not present at today’s meeting.  The document was to be used as a reference to measure progress towards best practice, as part of the review of governance currently being undertaken.

136 PRESENTATION ON KEY FINDINGS AND RECOMMENDATIONS OF MOCK INSPECTION BY HOUSING QUALITY NETWORK

The Board received a presentation from the Chief Executive on the key findings and recommendations of the mock inspection by Housing Quality Network.

RESOLVED – 
That the information be noted.

137 PREPARATION FOR INSPECTION – PROGRESS REPORT

The Board was informed of the current position on the preparation for inspection and received an update on progress made against the recommendations following the mock inspection and service review. 

The Housing Inspectorate formally made a request for documents on 22 June 2004, which will enable them to prepare for the forthcoming inspection.  In excess of 150 documents and supporting information have been requested.  These had to be despatched to the inspectorate by 6 July 2004.

In addition to these documents, core data has been provided on repairs and maintenance, diversity, tenant participation, allocations, rents/housing benefit, homelessness and estate management, along with a summary fact sheet and a completed self-assessment proforma.

In effect, the inspection went ‘live’ on 22 June 2004.  The on-site inspection has been confirmed as starting on 16 August 2004.

In order to ensure that there is a wide understanding of the inspection process, a series of briefings will take place for company employees, Directors and Council employees, using a variety of methods including presentations and newsletters.  

A special edition of the company newsletter will be published during July 2004 to inform tenants and leaseholders that the inspection is to take place and what it will encompass.  Progress on preparation for inspection will also be reported to the Tenants’ Forum at its meeting on 4 August 2004.

RESOLVED –
That the information be noted.

138 HOUSING STRATEGY FOR OLDER PEOPLE – PROPOSED FIRST PHASE OF IMPLEMENTATION

The Council approved a Housing Strategy for Older People in July 2003 that sets out an ambitious plan to provide homes that older people want, including the reprovision of up to 1,000 Council 

one-bedroomed bungalows and sheltered flats with new two-bedroom bungalows, over approximately the next 10 years.

The Council supported a number of housing associations’ bids to the Housing Corporation for Approved Development Programme (ADP) funding.  The Housing Corporation announced ADP allocations in March 2004, which included a number of bungalow schemes in Gateshead.  In addition, a successful bid for Department of Health funding will enable Housing 21 to remodel Callender Court into an extra care scheme in 2005/06.

Together these developments provide an opportunity for consultation to begin with people living in poor quality, low demand bungalows and sheltered housing about the long term suitability of their homes and their possible future housing options.  

The majority of these new bungalows need to be used as an opportunity to deliver phase one of the strategy and to begin the process of replacing unpopular one-bedroom bungalows and sheltered schemes.  Consultation therefore needs to take place with people living in the following schemes about the future of their homes and whether they would be interested in moving into one of the new bungalows, the remodelled Callender Court or other Council properties or housing association schemes: -

· Swanway, Sheriff Hill – 13 one-bed bungalows (no current vacancies)

· Mulberry Gardens, Nest Estate – 16 one-bed bungalows (one current vacancy and one right to buy)

· Hallgarth Road, Blaydon – 20 one-bed bungalows (no current vacancies)

· Cresthaven, Felling – 30 sheltered flats (eight current vacancies)

Empty dwellings in these schemes will be held during consultation.  There will be no compulsion placed on residents at these locations to accept any of the alternatives.  Should the consultation result in a proposal to demolish some of these dwellings, empty dwellings would not be relet and all qualifying residents would receive home loss payments and disturbance allowance on their rehousing.  The Council would also need to acquire the privately owned dwelling at Mulberry Gardens.

Given that all but one of the residents in the proposed first phase are Council tenants and therefore benefit from the housing management service provided by the company, it is appropriate for the company to carry out the consultation.  It is acknowledged that this exercise will need to be managed sensitively and a communications and consultation process has been agreed between the company and the Council.  The company has written to the householders of all properties affected by the first phase advising them of the proposals and that, subject to Council approval, they will be consulted about the long-term suitability of their homes and their possible housing options.
Age Concern has been working with the Council, performing an advocacy role to people living in residential homes.  It is proposed that a similar arrangement be entered into for these schemes to ensure that residents and their carers can access independent support and advice.

In addition to leading on the consultation process, the company will also develop further initiatives to improve long term demand for some schemes including: -

· developing a local lettings policy lifting the age restriction at some locations, following consultation with the Council and tenants, to provide homes for younger people in some areas

· investigating the cost effectiveness of converting/remodelling suitable one-bedroom bungalows to provide two-bedroom dwellings.

The costs relating to the consultation exercise can be met from within existing resources.  Should the consultation result in residents in phase one being rehoused, the related costs are as follows:

Annual loss of income (net)


£149,671

One off costs of demolition acquisition

£876,200


and home loss payments.

The loss of stock will reduce the income to the Housing Revenue Account and therefore impact on the level of management fee to the company.  The one off costs identified would need to be met from future capital allocations and would impact on the level of resources available for investment works.

RESOLVED –
(i)
That the contents of the report be noted.

(ii) That further reports be submitted on 

· the outcome of the consultation;

· proposals to develop local lettings policies at specific locations, and

· the cost effectiveness of converting suitable one-bedroom bungalows to provide two- bedroom bungalows.

(iii)
That the Gateshead Forum for Older People be included in the consultation process.

139 BEST VALUE RESPONSIBILITIES 

The Council has completed two best value reviews, which between them have covered services to tenants and revenues, benefits and rent collection.  Both of these reviews have implementation plans that are quite well advanced and prior to the establishment of the company, six-monthly progress reports were made to the Council.

In view of the formation of the company, it is necessary to clarify the responsibilities of the company and the ongoing responsibilities of the Council for the outstanding actions on the two implementation plans.  The current implementation plans for the two reviews, with the proposed allocation of responsibility between the company and the Council, were submitted.  For those areas where the company takes lead responsibility, it is proposed that progress against milestones be considered by the Management of Performance and Resources Committee and then submitted to the Council for its consideration.

Whilst the company will take lead responsibility for particular actions and milestones, this does not change the Council’s overall responsibility for best value.

RESOLVED –
(i)
That the allocation of responsibilities between the company and the Council for outstanding actions on the best value implementation plans outlined above be noted.

(ii) That the Management of Performance and Resources Committee consider progress against the identified milestones on a six monthly basis.

(iii) That the terms of reference of the Management of Performance and Resources Committee be amended to include, in the functions delegated to the committee, the words “Consider and make comments and representations to Gateshead Council on, the Council’s best value reviews arising from measurement of progress by the company of identified milestones for achievement by the company, on a six monthly basis.”

140 CAPITAL INVESTMENT TENDER RETURN

Four tenders have been received for investment work to 154 properties at Ellen Wilkinson.

RESOLVED –
(i)
That the contract be awarded to Local Environmental Services who submitted the lowest tender for the fixed price sum of £1,353,856.77.

(ii) That reports be submitted, when appropriate, showing over or underspending on completed contracts.

(iii) That future reports on tenders indicate in the financial implications, the company estimate of the cost of the works/services.

141 ICT STRATEGY

The Board has considered an ICT Strategy for the company, which covers the period 1 January 2004 to 31 March 2005 and has been prepared with the following three aims: - 

· as a position statement on ICT infrastructure and developments to inform the company as to the current situation and the systems used;

· to consider future developments, and

· to consider ICT as a key resource in improving processes and delivering service improvement.

The strategy has been put together by a member of the Council’s ICT service in consultation with company employees.

The Quality and Audit Committee considered the strategy at its meeting on 6 July 2004 and did not propose any changes to the strategy.

RESOLVED –
That the ICT Strategy be approved, subject to the addition of a glossary of the terms included.

142 TRANSFER OF ACCOUNTS – FORMER TENANTS’ ARREARS

Periodically the Council transfers former tenants’ arrears considered irrecoverable into a debtors account by setting off an amount against the bad debts provision held in the Housing Revenue Account.

The last transfer was effected by the Council in March.  It was the only transfer in the Council’s last financial year and amounted to £658,533 owed by 3,914 former tenants.

During the Council’s last financial year the sum of £218,615 was recovered from former tenants, including £4,644 relating to previously transferred accounts, which have been reinstated for recovery purposes.

The issue of reporting the transfer to the Board was raised by HQN in their recent inspection.  As the transfer is essentially a Council decision it was not reported in March but HQN’s recommendation is accepted.  Similarly, the inspection raised the need for quarterly reviews of arrears.

It is proposed that using the following criteria -

· debts created before 1 April 1998;

· debts created after 1 April 1998 but no forwarding address known or not at the forwarding address;

· other reasons including deceased, no next of kin, no estate etc,

392 cases totalling £160,999 in value should be recommended for transfer.

RESOLVED –
That Gateshead Council be recommended to transfer £160,999 of former tenants’ arrears into a debtors account.

143 MINUTES OF WEST AND CENTRAL AREA BOARD

The minutes of the West and Central Area Board held on 1 July 2004 were submitted.

RESOLVED –
(i)
That the recommendations contained in the minutes be approved.

(ii) That the Company Secretary and Solicitor write to those members of both Area Boards who have not yet accepted and signed up to the general principles of conduct and indicated any interests to be recorded in the company’s register of financial and other interests, informing them that they must return these as soon as possible, otherwise appropriate formal action will need to be taken.

144 MINUTES OF MANAGEMENT OF PERFORMANCE AND RESOURCES COMMITTEE

The minutes of the Management of Performance and Resources Committee held on 21 June 2004 were submitted.

RESOLVED – 
That the recommendations contained in the minutes be approved.

145 MINUTES OF QUALITY AND AUDIT COMMITTEE

The minutes of the Quality and Audit Committee held on 6 July 2004 were submitted.

RESOLVED – 
That the recommendations contained in the minutes be approved.

146 MINUTES OF PERSONNEL COMMITTEE

The minutes of the Personnel Committee held on 6 July 2004 were submitted.

RESOLVED – 
That the recommendations contained in the minutes be approved.

147 BUDGET MONITORING

Progress on the budget for 2004/05 and a monitoring statement as at 30 June 2004, including an additional column showing budget for the year to date, were reported.

For management costs, the actual costs represent three months salary for monthly paid employees and 12 months for weekly paid employees.  The running costs are more difficult to assess given the natural delay between incurring costs and the payment.

For repair costs, the actual figures represent charges for 13 weeks on responsive repairs.

Overall projections show that expenditure can be contained within the agreed management fee but close monitoring will continue to be required over the year and any adverse movement will require corrective action.

RESOLVED –
That the report be noted.

148 BEST VALUE REVIEW OF REVENUES, BENEFITS AND RENT COLLECTION – PROGRESS REPORT

A report was submitted informing the Board of progress on the Best Value Review of Revenues, Benefits and Rent Collection.

In future, progress reports will be submitted every six months to the Management of Performance and Resources Committee to monitor progress against those milestones for which the company is now responsible and then submitted to the Council for its consideration.

RESOLVED –
That the report be noted.

149 BEST VALUE IMPLEMENTATION PLAN – PROGRESS REPORT

A report has been referred to the Board for information from the Management of Performance and Resources Committee held on 21 June 2004 on progress on the Best Value Implementation Plan.

RESOLVED –
That the report be noted.

150 PERFORMANCE MONITORING FRAMEWORK

A report has been referred to the Board for information from the Management of Performance and Resources Committee held on 21 June 2004 on the outcome of discussions with the Council on incentives and penalties relating to the performance of the company. 

RESOLVED –
That report information be noted.

151 DATE AND TIME OF NEXT MEETING

The next meeting will be held on Thursday 19 August 2004 at 10.00am in the Blaydon Room, Civic Centre, Gateshead.
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