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MONITORING CARLISLE HOUSING ASSOCIATION CONTRACT



Report of:


DIRECTOR OF DEVELOPMENT SERVICES



Report reference:
DS. 18/07

Summary:

This report is to update Members of the Community Overview and Scrutiny Committee regarding the future format of monitoring reports for Carlisle Housing Association. The report provides Housing Corporation comparative data, narrative and the minutes of the recent liaison meeting. 

Recommendations:

It is recommended the report be considered and approved.

Contact Officer:
Simon Taylor
Ext:
7327

1.0 Background and Future Reports

1.1
Currently performance information relating to CHA comes from the following sources;

· Housing Corporation standard indicators

· CHA Board data and narrative

· Comparative data (using Housing corporation indicators)

· Homelessness data

· Operational information – stock investment programme

· Self Assessment form

1.2 Further to the committee meeting held on 18/10/06, a meeting was held by the Chairman of the Committee with the Head of Scrutiny and the Housing Services and Health Partnerships Manager to look at the format of future reports. The following points were proposed;

· That  the presentation of monitoring reports to committee is twice a year in June and November which allows for the comparable data from the Housing Corporation to be included in the November report as it is not available until the latter part of the calender year

· That the Housing Corporation comparable data for the financial year 05/06 be presented with this report (see section 2)

· That future performance monitoring reports would include an analysis of trends regarding the performance data as well as the required information

· That CHA would be asked for more detail regarding the actions undertaken to fulfill the promises made as part of the LSVT process in future updates to the ‘ 3 Year On’ document

· That there is an opportunity to look at a specific area of work undertaken by CHA in detail such as tenant involvement, refurbishment programme, empty properties

· That an officer from CHA would be asked to speak and answer relevent questions at the next meeting

2.0 
Comparable Data and Narrative

2.1 
The Housing Corporation collect data on an annual basis from Housing Associations registered with it. This information is made available in printed form and on their website. It is possible to look at the information provided for an individual organisation and to gage the performance of that organisation in relation to similar type organisations operating within the same geographical region as well as looking at the national averages. The information for comparison is provided based on the annual returns in 2006.

2.2 
The comparison group of organisations that the Housing Corporation   provide against whom CHA are compared include the following organisations that operate within the North West region;

· Arena Housing Association 

· Cobalt Housing 

· Irwell valley Housing Association

· Liverpool Housing trust

· Manchester and District Housing Association

· New charter Housing (North)

· New Charter Housing (South)

· Trafford Housing Trust

· Twin Valley Homes

Information is compared on a mean (average) basis for the family group and national comparison. Also included is the quartile position that CHA is in compared to the national performance figure with 1 being the top quartile and four the bottom.

2.3  Below is the performance information for 5 Housing Corporation   indicators;

Performance Indicators
Carlisle Housing Association

Comparison Group Mean
National Quartile Position
National Mean Average


2005
2006
2005
2006
2005
2006
2005
2006

Average weekly gross rent (GNPI01)
£51.40
£53.84
£55.23
£57.85
1
-
£63.46
£66.23

Dwellings vacant & available to let (GNPI31)
3.0%
2.8%
1.5%
1.1%
4
-
1.0%
0.8%

Dwellings vacant & not available to let (GNPI32)
2.5%
2.3%
1.9%
1.7%
4
-
1.3%
1.2%

Lettings to BME tenants (GNPI33)
0.6%
0.6%
6.4%
8.1%
-
-
14.7%
14.9%

Re-let time (wk.) – (GNPI11)
19.71
13.71
11.00
7.14
4
-
6.14
5.71

Source: Housing Corporation - http://www.housingpis.co.uk – as at 3 January 2007


Table One – CHA Performance Data

Average weekly gross rent (GNPI01)  -  Compared to their family group CHA charge a lower average weekly rent of £53.84 compared to £57.85, which is £4.01 difference. On a national comparison CHA average rents are £8.38 cheaper. 

Dwellings vacant & available to let (GNPI09) – This indicator represents the percentage of stock on 31/3/06 which was vacant and available for letting (including those to be let after minor repairs). Compared to their family group at 31/3/06 CHA had more than double the percentage of their stock vacant and available to let. On a national comparison on 31/3/06 CHA had more than three times the percentage of their stock vacant and available to let. 

Dwellings vacant & not available to let (GNPI10) – This indicator is for stock vacant but not available for letting, such as those undergoing works. Compared to their family group CHA had a higher percentage of their stock vacant and not available to let. On a national comparison CHA had just under double the percentage of their stock vacant and not available to let. 

Lettings to BME tenants (GNPI13) – The percentage of lettings to black and minority ethnic households is calculated from data based upon the ethnic origin of the household as defined by the tenant. It shows the percentage of the total number of lettings (where an ethnicity was declared) made to households who were classified as White:Irish, Mixed, Asian or Asian British, Black British, Chinese or other ethnic group. CHA are significantly below the family group and national percentage for this indicator.

Re-let time (wks) – (GNPI11) – Average re-let times are based upon the total number of lettings made during the year and divides the total number of calender days that dwellings were vacant with that number. Compared to their family group at 31/3/06 CHA took longer to re-let a property. On a national comparison on 31/3/06 CHA took over two times longer to re-let a property. 

2.4
Below is the performance information for 6 Housing Corporation indicators;

Performance Indicators
Carlisle Housing Association

Comparison Group Mean
National Quartile Position
National Mean Average


2005
2006
2005
2006
2005
2006
2005
2006

Average SAP (Standard Assessment Procedure) rating (GNPI14)
67
81
65
68
2
-
66
69

Failing Decent Homes standard (GNPI17)
56.9%
38.9%
26.3%
19.3%
4
-
18.7%
15.5%

Emergency repairs completed in target (GNPI18)
99.0%
98.9%
94.9%
93.8%
1
-
95.2%
95.4%

Urgent repairs completed in target (GNPI19)
89.4%
82.9%
94.6%
93.8%
4
-
91.6%
92.7%

Routine repairs completed in target (GNPI20)
83.6%
74.5%
90.3%
88.3%
4
-
92.0%
93.7%

Source: Housing Corporation - http://www.housingpis.co.uk – as at 3 January 2007

Table Two – CHA Performance Data

 

Average SAP rating (GNPI14) – The Standard Assessment procedure (SAP) is an index of the annual cost of heating a dwelling to achieve a standard heating regime and is normally described as running from1 (highly inefficient) to 120 (highly efficient). SAP is a measure of a dwellings overall energy efficiency. CHA are above both their family group and national average. 

Failing Decent Homes standard (GNPI17) – The Governments target is to ensure that all social housing meets the Decent Homes standard by 2010 – this defines a minimum standard for social housing. CHA have under twice the amount of stock failing the standards as their family group and over two times that of the national average. 

Emergency repairs completed in target (GNPI18) – Repairs indicator data is based on the repairs to the general needs and supported housing dwellings that an association manages. On 31/3/06 CHA were above their family group and the national average for this indicator. 

Urgent repairs completed in target (GNPI19) - On 31/3/06 CHA were below their family group and the national average for this indicator. 

Routine repairs completed in target (GNPI20) - On 31/3/06 CHA were below their family group and the national average for this indicator. 

2.5
Below is the performance information for 5 Housing Corporation indicators;

Performance Indicators
Carlisle Housing Association

Comparison Group Mean
National Quartile Position
National Mean Average


2005
2006
2005
2006
2005
2006
2005
2006

Tenant Satisfaction overall (GNPI22)
80%
76%
83%
84%
2
-
79%
79%

Tenant satisfaction with participation (GNPI23)
72%
65%
66%
68%
1
-
62%
62%

Tenant rent arrears (GNPI34)
3.6%
4.2%
6.6%
6.5%
-
- 
5.4%
5.1%

Rent collected (GNPI28)
98.8%
99.1%
100.1%
99.0%
-
-
99.1%
98.8

Rent lost due to voids (GNPI30)
5.7%
5.3%
4.1%
3.0%
-
-
1.9%
1.6%

Source: Housing Corporation - http://www.housingpis.co.uk – as at 3 January 2007


Table Three – CHA Performance Data
Tenant satisfaction overall (GNPI22) – To report on tenant satisfaction Housing Associations must survey their tenants at least every three years using a methodology consistent with the National Housing Federation’s STATUS survey. In years when the survey is not conducted, the most recent results are reported. CHA are below both their family group and national average.

Tenant satisfaction with participation (GNPI23) – This indicator considers opportunities provided by the tenants landlord to take part in management and decision-making in relation to housing services. CHA are below their family group but above the national average. 

Tenant rent arrears (GNPI06) – As of 31/3/06 CHA were below both their family group and national average. 

Rent collected (GNPI05) - CHA were above both their family group and thenational average.

Rent lost due to voids (GNPI08) - CHA are above both their family group and national average.

3. Liaison With CHA 

3.1 Following a request to CHA for more information relating to the promises self assessment document to be included, in December 2006 the document was updated. This document can be made available to Members and it maybe that it or part of it is subject as a specific area of scrutiny as identified in 1.2.

3.2 The notes from the January meeting are attached as appendix one.

Appendix 1

Carlisle City Council / Carlisle Housing Association (CHA) Liaison Meeting

2.00 pm, 17/1/07 – CHA Offices, Carlisle

Present; Simon Taylor, Jeremy Hewitson and Paul Taylor (CHA), 

1. Minutes of last meeting agreed. Matters arising being dealt with in the meeting.

2. Future Meetings – 
2.00 pm on 23/4/07 at Civic Centre

2.00 pm on 23/7/07 at CHA Offices

3. Council Community Overview and Scrutiny (COS) Committee  -  Performance monitoring reports go to this committee with the last report going to the meeting held on 18/10/06. Both Paul Taylor and Fraser Clarke from CHA had attended. The report had covered included the following; 

· Performance information from the CHA Board

· Narrative relating to the above data

· Homelessness data

· Information Sharing Protocol

· Self Assessment on progress against the promises made in the transfer document completed as of 31/3/06.

Comparative data from the Housing Corporation was not available for the meeting and would have to be reported once it was available from the Housing Corporation. It was anticipated that the next monitoring report would be going to the committee in June. CHA confirmed officer attendance.

Following the last meeting CHA had added more information to the self assessment document and had produced the update which would be forwarded. It was confirmed that the committee were looking at the format of reports and may be looking at some areas in more detail with notice of these areas being given so data can be made available.

4. After 5 years – CHA raised the issue relating to the processes that need to be looked at regarding the run up to 5 years after LSVT and how information exchange, monitoring and the role of liaison meetings would work. This is an area for further discussion.

5. Empty Property Pilot – The scheme to bring empty CHA properties using monies from the Council’s Housing Strategy Capital Programme has been progressed under the Housing Capital Programme is being progressed for the rest of this financial year.

6. Tenant Involvement – CHA confirmed that they have consulted with both the Tenants Advisory Group and the Tenants Federation about the choice of mediators. CHA are proposing to engage TPAS the Tenants Participation and Advisory Service to start the mediation process in late January 2007.

7. Choice Based Lettings – Currently CHA are to become part of the Riverside group scheme but are anticipating being part of the Cumbria proposal which Home housing are currently working on and will take up to 18 months to become operational.

8. Voids – Current voids level is 257

9. Renovation Programme – Specific spend profiles to be taken up through John Cannon at CHA

10. Responsive Repairs – Letter about change in times to be followed up through John Cannon at CHA

11.  Inspection – CHA are likely to be subject to an inspection between June – Sept this year

12.  Development schemes – Discussion included looking at mortgage rescue, private sector leasing of empty properties as well as a need to look at the wider supply issues relating to affordable housing.

