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Committee Report

Public



Date of Meeting:


19th July 2007

Title:


MONITORING CARLISLE HOUSING ASSOCIATION CONTRACT



Report of:


DIRECTOR OF DEVELOPMENT SERVICES



Report reference:
DS. 66/07

Summary:

This report is to update Members of the Community Overview and Scrutiny Committee regarding performance information for Carlisle Housing Association. 

Recommendations:

It is recommended the report be considered.

Contact Officer:
Simon Taylor
Ext:
7327

1.0 Background

1.1
Following the transfer of housing stock to Carlisle Housing Association CHA) in December 2002 the City Council has monitored the performance of CHA and in December this year that would have been for a 5 year period.

1.2 Previously it has been agreed that the comparable data from other housing providers provided by the Housing Corporation will be brought to Committee later in the year as it is not currently available.

1.3 Performance information relating to CHA in this report comes from the following sources;

· CHA Board data and narrative of general performance

· Homelessness data

· Specific requested information on Environmental Performance

2.0
CHA Board Data

2.1 The following performance data went to a recent meeting of the CHA Board reporting on information as at  . The narrative from CHA has been placed under the data within each of the reported ‘Key Results Area’. 

2.2 Customer Focus –

MEASURE
YEAR END

(performance at 31/3/07)
CURRENT

(performance as at 31/5/07)
TARGET



Overall satisfaction with repairs service
87.1%
86%
Min 90%

%age emergency repairs completed within target


94.7%
92.9%
Min 95%

Emergency repairs completed the next day
97.9%
97.8%
Min 95%



%age urgent repairs completed within target
89.9%
91.1%
Min 90%

%age routine repairs completed within target
87.2%
88%
Min 90%

Table One – CHA Performance Data for Customer Service

Overall satisfaction has declined slightly. This is based on a tenant perception survey conducted quarterly, so results will not change until July.

Taken as a whole, the general trend for repairs is of improving performance. Whilst emergency repairs completed the same day has worsened this month, the Academy system (repairs reporting computer system) is not recording actual completion times appropriately. Training is being given to Repairline (telephone reporting system for repairs) staff to enable them to investigate this situation and remedy it by the end of August 2007. Emergency repairs completed the next day has gone down by only 0.1% and is significantly over target and urgent and routine repairs continue to improve. During 2006-7 there was an improvement of 7.1% and 12.7% respectively.

2.3 Finance –

MEASURE
YEAR END

(performance at 31/3/07)
CURRENT

31/5/07
TARGET



Total tenancy arrears as a %age of gross rent roll
6.5%
10.5%
Max 6.5%


Table Two – CHA Performance Data for Financial

Since the beginning of this financial year, resource issues in Customer Focus section mean that actual levels of collection are worsening gradually and steps must be taken to overcome this.

2.4 Asset Management –

MEASURE
YEAR END

(performance at 31/3/07)


CURRENT

31/5/07
TARGET



Total voids (all empty houses)
257
264
Max 235

No of properties without a valid gas safety certificate
90
149
Max 56



Table Three – CHA Performance Data for Asset Management
A exercise is currently underway with the RSDU (internal works department) to improve turnaround through repairs. Of the 264 empty properties, 122 are available for letting. Of the remaining 142, approximately 60 are earmarked for demolition, thus 82 are empty due to repair issues.

CHA are aware that following re-organisation and staffing changes, the situation regarding the number of properties without a valid gas certificate has worsened. There are two main reasons for this, firstly that Lorne Stewart (CHA’s contractor) had employee changes which meant that they did’nt do the amount of work required – this capacity issue has now been addressed – and secondly gaining out of hours access has been problematic. To tackle the latter issue CHA staff in repairs have been given overtime in June. Consequently it is improving.

2.5 Environmental Issues -  This was identified as an area by members at a previous Community Overview and Scrutiny Committee meeting that they would wish to look and talk to a representative from CHA about. An officer from CHA will be available to discuss any issues with the Committee.

3.0  
HOMELESSNESS DATA

3.1
Information relating to homelessness nominations and lettings made by CHA are provided in the following table;

Date
Number of Homelessness Nominations
Number of those Nominated Housed

1/8/06 – 30/6/07
212
106 CHA (115 all RSL’s)



Table Four – Homelessness nominations and CHA Lettings Data

Between the period 1/8/06 – 30/6/07 a total of 212 homelessness nominations were made to Registered Social Landlords by the Council. Those nominated had a duty accepted to them by the Council under the terms of the Homelessness legislation to provide re-housing. In total 54%% of those nominated by the Council have been re-housed of which 92% were housed by CHA. Of the 48% nominated and not re-housed, a variety of factors meant that re-housing was either no longer needed, not applicable or not taken.

 These factors include;

· Applicant ceases to be eligible

· Offer of accommodation is refused (and duty discharged)

· Offer of accommodation is not responded to

· Applicant re-housed by another provider

· Applicant no longer in the area

· Other arrangements made / accommodation found

4.0
LIAISON MEETINGS

4.1
Attached at Appendix One are the notes from the liaison meetings held in April 2007.

Appendix 1

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

2.00 pm, 22/4/07 – Civic Centre, 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 23/7/07 at CHA Offices

3. Council Community Overview and Scrutiny (COS) Committee  -  Performance monitoring report is due to go to go to this committee in June. Members had asked for details relating to environmental matters within CHA and an officer to come who could answer questions related to grounds maintenance and other environmental works. Further data that is submitted to the CHA board was requested that could be included within the report in June.

Following the last meeting members had asked the chair to invite the managing director of CHA to the meeting in June in order to discuss some of the issues raised regarding the future of monitoring following the end of the five year period since stock transfer on 9/12/02. 

4. Five years on – An update regarding the progress on fulfilling the ‘promises’ made within the ‘offer’ document by CHA was discussed. It was envisaged that this would need to be available before the fifth anniversary  to show progress since transfer.

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 with final works on identified properties being done.

6. Tenant Involvement – CHA confirmed that they have written to the Chair of Community Overview and Scrutiny regarding the current situation relating to mediation between CHA and the tenants groups (TAG and the Federation).

7. Choice Based Lettings – CHA are to implement the Riverside group scheme with the anticipation of being part of the Cumbria proposal 

8. Decent Homes – The figures for progress on implementing the Governments Decent homes target are below. This target is that all social rented housing should reach the Decent Homes standard by 2010. The figures for 2005/6 are also given as are the figures for 2006/7;

· Number of properties failing to meet the Decent homes standard

2005/6
2,310

36% (of the total stock)

2006/7
1,432

23.2% (of the total stock)

9. Mortgage Rescue Scheme – Further discussion is needed about this joint scheme and developing associated policies.

