
 
 
 
 

 
 

Board 08 June 2016, 6pm – 8pm 
BCT Headquarters, 23 Raby Cross, Byker, Newcastle upon Tyne 

 

AGENDA 
  

1. Reminder to switch off mobile phones   
2. Apologies for absence   
3. Declarations of Interest   
4. Urgent Items which Board Members wish to raise, not elsewhere on the agenda 

 
ITEMS FOR DECISION 
 

Page: Presented 
by: 

5. To approve the Minutes of the meeting held 27 April 2016 
and Matters Arising 
 

2 - 3 Chair 

6. Review of Accounting Policies 
 

4 - 15 P Ambrose 

7. Investment Programme Update 
 

16 - 31 M Bell 

ITEMS FOR INFORMATION 
 

  

8. NCC Performance Report – to follow 
 

 J Haley 

9. YHN Performance Report 
 

 J Haley 

10. Chief Executive Monthly Progress Report  
 

32 - 37 J Haley 

11. BCT Health and Safety Bi-annual Update 
 

38 - 42 M Bell 

12. AOB 
 

  

CONFIDENTIAL ITEMS FOR DECISION 
 

  

13. To approve the confidential Minutes of the meeting held 27 
April 2016 and Matters Arising 
 

43 - 44 Chair 

CONFIDENTIAL ITEMS FOR INFORMATION 
 
14. BCT Service Transformation 2016 

 
45 - 65 P Pollard 

15. Finance and Audit Committee Minutes and Actions 09 May 
2016  
 

66 - 67 P Ambrose 

16. Date and time of the next meeting – 20 July 2016, 6pm – 8pm at the BCT Offices.  
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Minutes of Board 27 April 2016, 6pm – 6:28pm 
 
Board Members Present: Jim Coulter (Chair), Annette Patten (Vice Chair), Alison Smith, 
Amanda Senior (6:30pm), Herby Warren, Claire Green, Nick Kemp (6.25pm). 
 
BCT Team Present: Jill Haley (Chief Executive), Philip Pollard, David Jones, Michelle Bell, 
Philip Ambrose, Andy Young, Jaime Flinn, Jennifer Johnson (minute taking). 
 
Observers:  Christine Stobbs 

 
1. WELCOME 

 
1.1 The Chair welcomed everyone to the meeting and introduced Christine Stobbs who was in 

attendance to observe as a potential co-opted member.  
 

2. APOLOGIES FOR ABSENCE 
 

2.1 Apologies were received from Gordon Bell and Paul Callaghan.  
 

3. DECLARATIONS OF INTEREST 
 

3.1 It was declared that both A Senior and N Kemp had an interest in item 12 on the agenda 
(TUPE matters) as NCC nominees.  They would be able to take part in any discussion, 
however would not be able to take a vote.  There were no other declarations arising.  
 

4. URGENT ITEMS WHICH BOARD MEMBERS WISH TO RAISE 
 

4.1 There were no urgent items arising.  
 

5. APPROVAL OF BOARD MINUTES AND MATTERS ARISING 
 

5.1 The minutes of the last Board meeting held on 16 March 2016 were agreed as a correct 
record and signed by the Chair.  
 

5.2 It was reported that Mark Ford had resigned from his position as Tenant Board Member.  
The Chair had thanked Mark on behalf of the Board for his work and contribution to the 
BCT.   
 

6. STRATEGIC RISK REGISTER 
 

6.1 The Board received a quarterly update on the Strategic Risk Register (SRR) and noted 
and approved the changes made following the last report to BCT Board.  There were two 
items added to the SRR as follows; 

6.1.1  Increased incidence of anti-social behaviour (ASB) on the estate. This was removed at 
the last SRR update as ASB incidences had not increased.  However, after discussion 
at that Board meeting on 28 January 2016 it was resolved that this item should remain 
in the SRR. 

 Government policy adversely impacts on BCT business (e.g. rent reduction, welfare 
benefits changes, right to buy).  

6.2 It was agreed that a full briefing report on the Housing and Planning Bill would be brought 

5.
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to BCT Board in June / July.  The potential business implications would also be looked at 
as part of the next SRR review. 
 

7. CORPORATE PLAN BUSINESS PLAN 
 

7.1 The Board received a quarterly update on the year-end BCT Corporate Plan Action Plan 
for 2015/16.  It was reported that the BCT first ‘Big Say’ conference would be arranged for 
late October in collaboration with other agencies on the estate. This conference would also 
incorporate a community safety event and a Byker new approach event through 
partnership working.   
 

8. ANNUAL GOVERNANCE COMPLIANCE AND SELF ASSESSMENT AGAINST 
NATIONAL STANDARDS 
 

8.1 The Board received this report which detailed the development actions required to ensure 
continued compliance with the National Housing Federation Code of Governance.  It also 
set out the next stages of continued compliance with the HCA National Standards, 
following the self-assessment carried out by the BCT Executive team.  
 

9. CHIEF EXECUTIVE’S MONTHLY PROGRESS REPORT 
 

9.1 The Board received this report for information, key updates were as follows; 

 The Chief Executive and Director of Operations met with the new Police Sergeant for 
Byker.  The meeting was positive and the BCT would be working in collaboration with 
the Police in relation to low level tenancy enforcement and on delivering a range of 
community initiatives e.g. Community Safety.  It was confirmed that a Police Officer 
would be in attendance at the July Board meeting, to give an overview of ASB on the 
estate. 

 NCC have now implemented the fortnightly collection for ‘green’ waste in Byker to 
coincide with the rest of the City.  A discussion was held on the issues around waste 
collection and recycling on the estate.  BCT to monitor the fortnightly collection for 
green waste and how this will affect the Rapid Response Team. 

 BCT restricted all new furniture packs to ‘Option 1’ (£18.47pw) with effect from Friday, 
01 April 2015 and, in the light of further government changes to housing benefit, 
agreed not to have tenancies with furniture packs.  YHN informed BCT that they would 
have great difficulty in letting our properties without a furniture package. Discussions 
were then held with YHN to look at viable furniture options that they could provide up 
until the end of the housing management contract.  YHN designed a bespoke furniture 
pack for BCT residents, which consists of a bed, fabric sofa, fridge and an electric 
cooker, charged at £10.24 per week. 

 Board formally approved the following item to be added to the Finance and Audit 
Committee Terms of Reference: ‘To approve the Byker Community Trust annual 
Financial Statements, whenever Board chooses to delegate this power to Finance and 
Audit Committee.’  

 
10. DATE AND TIME OF THE NEXT MEETING 

 
10.1 Wednesday, 08 June 2016, 6pm – 8pm at the BCT offices.  
 
 
…………………………. 
 
Chair of Byker Community Trust Board 
08 June 2016 
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Board 08 June 2016 

 
Title: Review of Accounting Policies 
 
Report By: Philip Ambrose, Financial Controller and Company Secretary 
 
FOR DECISION 
 
Business Implications 

Risk  This review ensures BCT adopts appropriate accounting policies and ensures 
compliance with financial reporting standards. 

Financial and Value for Money  BCT must disclose its principal accounting policies within its annual financial 
statements.  

People/Consultation  BCT’s principal accounting policies are set with regard to best practice as 
advised by our external auditor.  

Equality and Diversity  No direct implications. 

Environment Implications  No direct implications. 

Contractor Implications  Our contractors are required to provide prompt and accurate information to 
enable us to produce annual financial statements in compliance with its 
principal accounting policies. 

 
1. Recommendations 

 
1.1 The Board are recommended to; 

i) Consider and approve the Principal Accounting Policies for the 2015/16 financial 
statements. These are at Appendix A. 

ii) Consider and approve the recommendation not to elect to take the transitional 
opportunity available to BCT on the basis that there is no practical gain to BCT 
from adopting a valuation approach which would increase balance sheet value 
(section 6 and para 6.5). 

iii) Note the future developments (section 7). 
 

2. Synopsis 
 

2.1 This report sets out the recommended Principal Accounting Policies for BCT to adopt 
(section 4 and Appendix A) and highlights the key differences from those adopted in 
previous years (section 5). 
  

3. Background Information 
 

3.1 
 
 
 
3.2 

From 2015/16 BCT must comply with new Financial Reporting Standards (FRS102). As 
part of this our accounting policies need to be reviewed and amended where necessary 
to reflect FRS102 requirements. 
 
At the Finance & Audit Committee meeting on 09 May 2016, the external auditor (Beever 
& Struthers) delivered a presentation on the transition for FRS102, highlighting some of 
the key areas to consider. This has informed the updating of BCT’s accounting policies. 

6.
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4. Updated Principal Accounting Policies 
 

4.1 The accounting policies in force covering up to 2014/15 financial statements are 
reproduced at Appendix B. 
 

4.2 
 
 
 
 
4.3 

These have been reviewed against the FRS102 requirements and an updated statement 
of Principal Accounting Policies has been drafted. To help ensure compliance with 
FRS102 they have been drafted using the wording provided in the best practice 
accounts template provided by the external auditor. 
 
In drafting these the opportunity has been taken to align the BCT principal accounting 
policies as closely as appropriate to those set out in the best practice template. This 
gives Board added assurance that its policies are built around best practice principles. In 
addition we have removed any items within the existing accounting policies which relate 
to areas which are not covered by any of BCT’s current operating activities.  
 

5. 
 

Key Differences from Previous Years 

5.1 
 
5.1.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The table below sets out the key differences and the reasons for these: 
 

Area Explanation 

Basis of accounting Content updated to reflect the current legislation 
and accounting rules and requirements with 
which the financial statements comply. 

Going concern A new inclusion which reflects the challenging 
financial environment within which registered 
providers (RPs) currently operate. 

Judgements and key sources of 
estimation uncertainty 

A new inclusion to give greater clarity and 
understanding to the reader of those judgments, 
estimates and assumptions which have the most 
significant effect on the figures in the financial 
statements. Within this disclosure is included 
regarding reviews for impairment of fixed assets 
with wording taken from best practice accounts 
template.  

Turnover and revenue recognition Includes disclosure of revenue recognition 
criteria. 

Service charges Removal of the reference to building up a 
provision as BCT has no such arrangements in 
respect of service charges. 

Loan interest costs Revised wording taken from best practice 
accounts template. 

Value Added Tax Removal of the reference to BCT charging VAT 
on some of its income as no VAT charged on 
income during 2015/16. 
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5.2 
 
 
 

 
 
5.2.1 
 
 
 
 
 
 
 
 
 

Tangible fixed assets and 
depreciation of housing properties 

Removal of references to depreciation on housing 
properties held on long leases and depreciation 
on other tangible fixed assets as BCT does not 
hold any such assets or long leased housing 
properties. 

Area Explanation 

Current asset investments A new inclusion as part of alignment with best 
practice accounts template. 

Short-term debtors and creditors A new inclusion as part of alignment with best 
practice accounts template. 

Social housing and other 
government grants 

Reworded to align with FRS102 requirements. 

Holiday pay accrual A new inclusion to align with FRS102 
requirements. 

Retirement benefits Reworded to align with FRS102 requirements. 

Financial instruments A new inclusion to align with FRS102 
requirements. 

 
In updating the accounting policies, the following items have been removed from the 
original accounting policies (as set out in Appendix B). This is on the basis that they are 
not required for the 2015/16 accounts. Accounting policies will be reviewed annually and 
it may be that these items need to be included in future. The table below sets out the 
details: 
 

Area Explanation 

Leasing and hire purchase Not included in updated accounting policies as 
BCT do not have assets financed by hire 
purchase contracts and leasing arrangements. 

Impairment Removed as included within section headed 
judgements and key sources of estimation 
uncertainty. 

Designated reserves Removed as these are not allowed under 
FRS102. 

Recycling of capital grant Removed as BCT does not have any Social 
Housing Grant (SHG). 

Disposal proceeds fund Removed as this relates to sale of SHG funded 
properties and BCT has no such properties. 

 

 
6. 

 
Transitional Opportunity 
 

6.1 FRS102 permits BCT to record its housing properties at its value as at the transition date 
in the first set of accounts published using FRS102. Therefore in the 2015/16 financial 
statements BCT can choose to record its housing properties at their valuation as at 31 
March 2014. This is a one-off opportunity only available on transition. The Savills 
valuation as at that date is £12m. 
 
 

6.
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6.2 Presently BCT housing properties are measured in the financial statements on an 
historic cost basis. The stock was transferred to BCT on 05 July 2012 at nil cost. Since 
then the investment programme works have commenced and a small number of 
properties have been bought back by BCT from private owners. At 31 March 2014 the 
BCT financial statements show housing properties at cost less depreciation as £2.27m. 
 

6.3 So the present policy of measuring housing properties at cost results in a significantly 
lower figure (£9.73m) than if this opportunity was taken. 
 

6.4 In deciding whether to make this election Board should take account of the following 
pros and cons: 
 

6.4.1 Pros Cons 

No requirement to perform any 
revaluation. 

Higher depreciation charges leading to lower 
operating surpluses. 

Increases the balance sheet asset 
value. 

More complex accounting as there is a 
requirement to maintain a valuation reserve and 
make transfers between reserves. 

 Higher likelihood of impairment expense being 
incurred in future years. 

 

 
6.5 

 
Given the increasingly challenging financial environment within which BCT operates it is 
important to protect BCT’s ability to achieve its revenue surplus targets as set out in the 
business plan. Making this election will increase the annual depreciation expense and 
make BCT more susceptible to one off impairment expenses. Presently BCT is operating 
The need to avoid this situation is more important in the long run than a one-off increase 
in the balance sheet value. Therefore Board are recommended not to exercise this 
opportunity. 
 

7. Future Developments 
 

7.1 It will be necessary to review and update the accounting policies on an annual basis and 
recommend any updated policies to Board for approval taking account of: 

 How BCT operating activities develop and change over time. 

 Any legislative changes or updates in the established accounting framework.  Any 
best practice recommendations. 
 

8. Background Papers 
 

8.1 Financial Reporting Standard 102 (FRS102), Housing Statement of Recommended 
Practice (SORP), HCA Accounts Direction are available from the Financial Controller & 
Company Secretary. 
 

9. 
 
9.1 

Contact Officer 
 
If you have any questions about this report that you would like clarifying before the 
meeting, you can contact Philip Ambrose by telephone on 0191 290 3914 or email 
philip.ambrose@bykerct.co.uk 
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Appendix A 
 
Byker Community Trust 
Principal Accounting Policies 
 
Basis of accounting 
 
The financial statements have been prepared in accordance with applicable United Kingdom 
Accounting Generally Accepted Accounting Practice (UK GAAP) and the Statement of 
Recommended Practice for registered housing providers: Housing SORP 2014.  
 
The financial statements comply with the Co-operative and Community Benefit Societies Act 2014, 
the Housing and Regeneration Act 2008 and the Accounting Direction for Private Registered 
Providers of Social Housing 2015. The accounts are prepared on the historical cost basis of 
accounting and are presented in sterling £. 
 
The financial statements have been prepared in compliance with FRS 102 as it applies for the first 
time to the financial statements for the year ended 31 March 2016. 
 
The Association transitioned from previous UK GAAP to FRS 102 as at 1 April 2014. An 
explanation of how the transition to FRS 102 has affected the reported financial position and 
performance is given in note [INSERT NOTE NUMBER]. 
 
Going concern 
 
The financial statements have been prepared on a going concern basis which assumes an ability 
to continue operating for the foreseeable future. Government’s announcements in July 2015 
impacting on the future income of the Association have led to a reassessment of the Association’s 
business plan as well as an assessment of imminent or likely future breach in borrowing 
covenants. No significant concerns have been noted and we consider it appropriate to continue to 
prepare the financial statements on a going concern basis. 
 
Judgements and key sources of estimation uncertainty 
 
The preparation of the financial statements requires management to make judgements, estimates 
and assumptions that affect the amounts reported for assets and liabilities as at the balance sheet 
date and the amounts reported for revenues and expenses during the year. However, the nature 
of estimation means that actual outcomes could differ from those estimates.  The following 
judgements (apart from those involving estimates) have had the most significant effect on amounts 
recognised in the financial statements. 
 
a. Categorisation of housing properties. The Association has undertaken a detailed review of the 

intended use of all housing properties. In determining the intended use, the Association has 
considered if the asset is held for social benefit or to earn commercial rentals. The Association 
has determined that all assets are held for social benefit. 

 
Other key sources of estimation and assumptions: 
 
a. Tangible fixed assets. These are depreciated over their useful lives taking into account residual 

values, where appropriate. The actual lives of the assets and residual values are assessed 
annually and may vary depending on a number of factors. In re-assessing asset lives, factors 
such as technological innovation, product life cycles and maintenance programmes are taken 
into account.  Residual value assessments consider issues such as future market conditions, 
the remaining life of the asset and projected disposal values. 
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b.  Pension benefits. The cost of defined benefit pension plans are determined using actuarial 
valuations. The actuarial valuation involves making assumptions about discount rates, future 
salary increases, mortality rates and future pension increases.  Due to the complexity of the 
valuation, the underlying assumptions and the long term nature of these plans, such estimates 
are subject to significant uncertainty. The valuations are carried out by the pension fund 
actuary. Further details are given in [INSERT NOTE NUMBER]. 

 
c.  Impairment of non-financial assets. Reviews for impairment of housing properties are carried 

out when a trigger has occurred and any impairment loss in a cash generating unit is 
recognised by a charge to the Statement of Comprehensive Income. Impairment is recognised 
where the carrying value of a cash generating unit exceeds the higher of its net realisable value 
or its value in use. A cash generating unit is normally a group of properties whose cash income 
can be separately identified. 

 
During the year the government announced a change in rent policy which resulted in a material 
impact on the net income expected to be collected in the future for housing properties and the 
Association have assessed that this represents a trigger for impairment review. 
 
Following a trigger for impairment, the Association perform impairment tests based on fair value 
less costs to sell or a value in use calculation. Following the assessment of impairment no 
impairment losses were identified in the reporting period. 
 
Turnover and revenue recognition 
 
Turnover represents rental income receivable, amortised capital grant, revenue grant from the 
Homes and Communities Agency and other income recognised in relation to the period when the 
goods or services have been supplied. 
 
Rental income is recognised when the property is available for let, net of voids. Income from 
property sales is recognised on legal completion.   
 
Service charges 
 
Service charge income and costs are recognised on an accruals basis. The Association operates 
both fixed and variable service charges in full consultation with residents.  
 
Loan interest costs 
 
Loan interest costs are calculated using the effective interest method of the difference between the 
loan amount at initial recognition and amount of maturity of the related loan. 
 
Taxation 
 
No Corporation Tax is payable in the surpluses of charitable activities of the Association as it has 
charitable status recognition from Her Majesty’s Revenue and Customs (HMRC). The Association 
has not carried out any non-charitable activities which may attract taxation charges. 
 
Value Added Tax 
 
All amounts disclosed in the accounts are inclusive of VAT to the extent that it is suffered by the 
Association and not recoverable. 
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Tangible fixed assets and depreciation of housing properties 
 
Tangible fixed assets are stated at cost, less accumulated depreciation.  
 
Housing properties under construction are stated at cost and are not depreciated. These are 
reclassified as housing properties on practical completion of construction. 
Freehold land is not depreciated. 
 
Where a housing property comprises two or more major components with substantially different 
useful economic lives (UELs), each component is accounted for separately and depreciated over 
its individual UEL. Expenditure relating to subsequent replacement or renewal of components is 
capitalised as incurred. 
 
The Association depreciates freehold housing properties by component on a straight-line basis 
over the estimated UELs of the component categories. 
 
UELs for identified components are as follows: 
 

Component Years Component Years 

Bathroom 25 Avondale House windows and doors 20 

Boiler 20 Avondale House digital TV 10 

Electricals 25 Avondale House roof 30 

External doors 30 Fencing – timber 10 

Fabric 30 Doors 20 

Flooring 10 Central heating 20 

Kitchen 20 Door entry/alarms 20 

Roof 40 Passenger lift 20 

Solar panels 25 Level access shower 10 

Windows 10 Bedroom shower 10 

Windows and external doors 30 Stairlift 10 

Avondale House environmental 20 Mechanicals 30 

 
As part of the Housing Stock transfer, Newcastle City Council (NCC) has made a commitment to 
BCT to have the properties refurbished and modernised and brought into a good state of repair. 
Immediately prior to transfer, NCC contracted with BCT to carry out the refurbishment works on its 
behalf. NCC’s obligation to carry out the works is in effect matched by BCT’s obligations to bring 
the properties into a good state of repair.  These works are deemed to increase the net rental 
income stream and are capitalised. 
 
Current asset investments 
 
Current asset investments include cash and cash equivalents invested for periods of more than 24 
hours. They are recognised initially at cost and subsequently at fair value at the reporting date. 
Any change in valuation between reporting dates is recognised in the statement of comprehensive 
income. 
 
Short-term debtors and creditors 
 
Debtors and creditors with no stated interest rate and receivable or payable within one year are 
recorded at transaction price. Any losses arising from impairment are recognised in the income 
statement in other operating expenses. 
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Social housing and other government grants 
 
Where developments have been financed wholly or partly by social housing and other grants, the 
amount of the grant received has been included as deferred income and recognised in Turnover 
over the estimated useful life of the associated asset structure (not land), under the accruals 
model. SHG received for items of cost written off in the Statement of Comprehensive Income 
Account is included as part of Turnover. 
 
Holiday pay accrual 
 
A liability is recognised to the extent of any unused holiday pay entitlement which has accrued at 
the balance sheet date and carried forward to future periods. This is measured at the 
undiscounted salary cost of the future holiday entitlement so accrued at the balance sheet date. 
 
Retirement benefits 
 
The cost of providing retirement pensions and related benefits is charged to management 
expenses over the periods benefiting from the employees’ services. 
The disclosures in the accounts follow the requirements of Section 28 of FRS 102 in relation to 
multi-employer funded schemes in which the Association has a participating interest. 
 
Financial instruments 
 
Financial assets and financial liabilities are measured at transaction price initially, plus, in the case 
of a financial asset or financial liability not at fair value through profit or loss, transaction costs that 
are directly attributable to the acquisition or issue of the financial asset or financial liability. 
At the end of each reporting period, financial instruments are measured as follows, without any 
deduction for transaction costs the entity may incur on sale or other disposal: 
 
Debt instruments that meet the conditions in paragraph 11.8(b) of FRS 102 are measured at 
amortised cost using the effective interest method, except where the arrangement constitutes a 
financing transaction. In this case the debt instrument is measured at the present value of the 
future payments discounted at a market rate of interest for a similar debt. 
 
Commitments to receive or make a loan to another entity which meet the conditions in para 
11.8(c) of FRS 102 are measured at cost less impairment. 
 
Financial instruments held by the Association are classified as follows: 

 Financial assets such as cash, current asset investments and receivables are classified as 
loans and receivables and held at amortised cost using the effective interest method, 

 Financial liabilities such as bonds and loans are held at amortised cost using the effective 
interest method. 
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Appendix B 
 
Byker Community Trust 
Principal Accounting Policies (per 2014/15 accounts) 
 
BCT is incorporated under the Co-operative and Community Benefit Societies Act 2014 and is 
registered with the Homes and Communities Agency as a Registered Provider of social housing. 
 
Basis of accounting 
The financial statements have been prepared in accordance with applicable United Kingdom 
Accounting Standards and Statements of Recommended Practice of the United Kingdom.  The 
accounts comply with the Co-operative and Community Benefit Societies Act 2014, the Housing 
and Regeneration Act 2008, the Accounting Direction for Private Registered Providers of Social 
Housing 2012 and the Statement of Recommended Practice: accounting by Registered Social 
Housing Providers Update 2010 published by the National Housing Federation.  The accounts are 
prepared on the historical cost basis of accounting. 

 
Turnover 
Turnover represents rental income receivable, revenue grants from local authorities and the 
Homes and Communities Agency, and other income. 

 
Fixed Assets and depreciation 
Tangible fixed assets are stated at cost, less accumulated depreciation and capital grants.   

 
Housing properties under construction are stated at cost and are not depreciated.  These are 
reclassified as housing properties on practical completion of construction. 

 
Freehold land is not depreciated. 

 
Where a housing property comprises two or more major components with substantially different 
useful economic lives (UELs), each component is accounted for separately and depreciated over 
its individual useful economic life.  Expenditure relating to subsequent replacement or renewal of 
components is capitalised as incurred. 

 
BCT depreciates freehold housing properties by component on a straight-line basis over the 
estimated useful economic lives of the component categories. 
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Useful economic lives for identified components are as follows: 

 

 Years 
  
Bathroom  
Boiler 

25 
20 

Electricals 25 
External doors 
Fabric 
Flooring 
Kitchen 

30 
30 
10 
20 

Roof 
Solar panels 
Windows 
Windows and external doors 
Avondale House environmental 
Avondale House windows and doors 
Avondale House – digital TV 
Avondale House – roof 
Fencing – timber 
Doors 
Central heating 
Door entry/alarms 
Passenger lift 
Level access shower 
Bedroom shower 
Stairlift 
Mechanicals 

40 
25 
10 
30 
20 
20 
10 
30 
10 
20 
20 
20 
20 
10 
10 
10 
30 

 
BCT depreciates housing properties held on long leases in the same manner as freehold 
properties, except where the unexpired lease term is shorter than the longest component life 
envisaged, in which case the unexpired term of the lease is adopted as the useful economic life of 
the relevant component category. 

 
Depreciation is charged on other tangible fixed assets on a straight-line basis over the expected 
economic useful lives which are as follows: 

 

 Years 
  
 Plant & machinery 20 
 Furniture and equipment 10 
 Office equipment 5 

 
 

As part of the Housing Stock transfer, Newcastle City Council (NCC) has made a commitment to 
BCT to have the properties refurbished and modernised and brought into a good state of repair. 
Immediately prior to transfer, NCC contracted with BCT to carry out the refurbishment works on its 
behalf. NCC’s obligation to carry out the works is in effect matched by BCT’s obligations to bring 
the properties into a good state of repair.  These works are deemed to increase the net rental 
income stream and are capitalised. 
 
Social Housing and Other Grants 
Where developments have been financed wholly or partly by social housing and other grants, the 
cost of those developments has been reduced by the amount of the grant received. 
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When Social Housing Grant (SHG) in respect of housing properties in the course of construction 
exceeds the total cost to date of those housing properties, the excess is shown as a current 
liability.  

 
SHG received for items of cost written off in the Income and Expenditure Account are matched 
against those costs as part of turnover. 

 
SHG can be recycled by BCT under certain conditions, if a property is sold, or if another relevant 
event takes place.  In these cases, the SHG can be used for projects approved by the Homes and 
Communities Agency.  However, SHG may have to be repaid if certain conditions are not met. 

 
In certain circumstances, SHG may be repayable, and, in that event, is a subordinated unsecured 
repayable debt. 

 
BCT did not receive any SHG in 2014/15. 

 
Leasing and hire purchase 
Where assets are financed by hire purchase contracts and leasing agreements that give rights 
approximating to ownership, they are treated as if they had been purchased outright. They are 
depreciated over the shorter of the lease term and their economic useful lives.  The corresponding 
leasing commitments are shown as obligations to the lessor in creditors.  The finance element of 
the rental is charged to the profit and loss account so as to produce a constant periodic rate of 
charge on the net obligation outstanding in each period. 

 
Rentals paid under operating leases are charged to the Income and Expenditure account as 
incurred. 

 
Retirement benefits 
The Trust is a member of the Local Government Pension Scheme. Contributions to this scheme 
are calculated as a percentage of pensionable salaries of employees, determined in accordance 
with actuarial advice.  

 
The Trust fully recognises in the accounts the deficit on the Local Government Pension Scheme, 
the estimated costs of providing the benefits and related finance costs.   

 
The interest cost and expected return on assets are included within other finance costs.  Actuarial 
gains and losses arising from revaluations are recognised in the Statement of Total Recognised 
Surpluses and Deficits. A pension scheme liability is recognised to the extent that the company 
has a legal or constructive obligation to settle the liability. 
 
Impairment 
Reviews for impairment of housing properties are carried out on an annual basis and any 
impairment in an income generating unit is recognised by a charge to the income and expenditure 
account.  Impairment is recognised where the carrying value of an income generating unit exceeds 
the higher of its net realisable value or its value in use.  An income generating unit could be a 
single property, but it is normally a group of properties whose income and expenditure can be 
separately identified.  Impairment reviews are carried out on assets whose useful economic lives 
are expected to exceed 50 years in accordance with Financial Reporting Standard 11. 

 
Designated reserves 
BCT designates those reserves which have been set aside for uses which prevent them, in the 
judgement of the Board, from being regarded as part of the free reserves of BCT.   
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Recycling of Capital Grant 
Where Social Housing Grant is recycled, as described above, the SHG is credited to a fund which 
appears as a creditor until spent. 

 
Disposal Proceeds Fund (DPF) 
Receipts from the sale of SHG funded properties less the net book value of the property and the 
costs of disposal are credited to the DPF, this creditor is carried forward until it is used to fund the 
acquisition of new social housing. 
 
Taxation 
No corporation tax is payable in the surpluses of charitable activities of BCT as it has charitable 
status. BCT has not carried out any non-charitable activities which may attract taxation charges. 
 
Value Added Tax 
BCT charges VAT on some of its income and is able to recover part of the VAT it incurs on 
expenditure.   All amounts disclosed in the accounts are inclusive of VAT to the extent that it is 
suffered by the Group and not recoverable. 

 
Service charges 
BCT operates both fixed and variable service charges on a scheme by scheme basis in full 
consultation with residents.   

 
Where periodic expenditure is required a provision may be built up over the years, in consultation 
with the residents.  Until these costs are incurred this liability is held in the balance sheet within 
long term creditors.  

 
Property managed by agents 
Where BCT carries the majority of the financial risk on property managed by agents, all the 
income and expenditure arising from the property is included in the Income and Expenditure 
Account.   

 
Where the agency carries the majority of the financial risk, the Income and Expenditure Account 
includes only that income and expenditure which relates solely to BCT. 

 
In both cases, the assets and associated liabilities are included in BCT’s balance sheet. 

 
Loan interest costs 
The full costs of deferred interest rate and indexation loans are shown in the Income and 
Expenditure Account. 
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Board 08 June 2016 

 
1. Recommendations 

 
1. Board are recommended to; 

i. Note the content of this report and progress of the BCT Investment Programme.  
ii. Note the confidential Appendix A, BCT investment programme cost update report. 
iii. Express thanks to colleagues in both YHN and Keepmoat for the successful 

delivery of the Byker Wall project on programme, and within business plan budget 
projections. 

iv. Agree to commence the process of procuring a contractor to deliver planned 
remedial works to the 5 link bridges.  

v. Agree to commence the process of procuring a contractor for the Hobby Rooms 
Phase 1 Project, to deliver the 10 conversions once HCA processes complete. 
Note the additional unit included in this project and the updated cost estimates 
included in confidential Appendix A.  

 
 
 
 

 
Title: Investment Programme Update 
 
Report By: Michelle Bell, Head of Property Investment, Development and Asset 
Management 
 
FOR INFORMATION & DECISION 
 

Business Implications 

Risk  Progress and cost updates to Board provide close monitoring of the delivery of the 
BCT Investment Programme and help to monitor any potential risks.  

 Emerging health & safety issues are reported to Board to ensure risk is minimised 
and progress on emerging issues monitored closely.  

Financial and Value for 
Money (VfM) 
 

 Maximising VfM & social and economic benefits to the BCT through the delivery of 
its Investment Programme and ensuring all projects align with the aims and 
objectives of BCT’s Capital Investment Strategic Brief.  

 Costs are closely monitored to align with the Business Plan budgets. 

 Opportunities for grant funding are explored and progressed where appropriate. 

People/Consultation 
 

 Achieving added value and maximising training and job opportunities that will benefit 
residents through the delivery of its Investment Programme is a key objective. 

 The Investment Programme will be shaped to address resident’s needs and 
concerns and full consultation is continually carried out with residents affected by 
each individual contract. 

Equality and Diversity 
 

 A non-discriminatory approach is adopted within our procurement and consultation 
processes.  

Environment Implications 
 

 The Investment Programme aims to aesthetically improve and regenerate the Byker 
estate, improve the area and the lives of BCT customers.  

Contractor Implications  A strategic partnership approach and a commitment to BCT’s Mission, Vision and 
Values are adopted by all BCT’s contracting partners. 

7.
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2. Synopsis 
 

2.1 This report provides a quarterly progress update on the delivery of BCT’s Investment 
Programme between January 2016 and March 2016, and advises Board of any issues 
that may affect the delivery of the programme. 
 

3. Background Information 
 

3.1 Progress updates for the following Investment Programme projects will be included: 

 Refurbishment of the Byker Wall. 

 District Heating Upgrade including internal improvements. 

 Modern Homes Omit Programme. 

 Comprehensive Environmental Upgrade of the estate. 

 Hobby Room Refurbishment. 

 Chirton House redevelopment. 

 Disabled Adaptations Programme. 

 Byker Wall Concierge Upgrade and Communal Digital Aerial Installation. 
 

3.2 Additional information will also be provided on the progress of cyclical maintenance 
projects e.g. External Painting Programme, delivery of small projects and emerging 
health and safety updates where applicable. 
 

4. Progress 
 

4.1 Refurbishment of the Byker Wall 
 

4.1.1 All work to the Byker Wall is now complete including the 9 areas of roof in the Dunn 
Terrace section of the Byker Wall, approved by BCT Board on 28 January 2016. The 
overall scheme completed on 29 April 2016. 
 

4.1.2 The Photovoltaic panels have been fitted at Rabygate, Shipley Walk, Dalton Crescent 
and Bamburgh Terrace and the installations have been generating electricity since 23 
December 2015. The feed in tariff registration to Npower identified a meter replacement 
requirement at Bamburgh Terrace which is now complete, together with fitting of the 7 
simm cards for meter readings. BCT are awaiting confirmation that the simm cards 
online registration is complete and aim to submit the first claim in June 2016 for FIT from 
23 December 2015.  
 

4.1.3 The project continued to be delivered to an excellent standard, with average defects 
scoring the maximum of 10 based on 184 inspections. YHN are still attempting to gain 
access to all 397 properties to undertake an official handover inspection. All outstanding 
properties have been carded and received 4 letters from YHN, the last being 15 April 
2016, however the response to date has been poor. BCT will include details in the next 
newsletter encouraging tenants to arrange a convenient handover inspection 
appointment.  
 

4.1.4 Individual blocks within the wall have been handed over as complete as we have 
progressed through the project. As blocks are coming out of the 12 month defect liability 
period, YHN are working with Keepmoat regarding the inspections and completion of 
minor elements of work. No major issues have been highlighted as part of this process. 
The end of the defect visits will be ongoing until Spring 2017, due to the staged 
handover of each block.  
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4.1.5 There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
 

4.1.6 Customer satisfaction is ongoing and results will be reported to Board as part of YHN’s 
quarterly KPI performance report.   
 

4.1.7 BCT have worked in close partnership with YHN and Keepmoat over a 3 year period to 
develop and deliver this complex project to meet BCT’s brief. The project has been 
delivered to an exceptional standard, on programme and within business plan budget 
projections. BCT expresses thanks to colleagues in both YHN and Keepmoat who have 
been committed to working in partnership to deliver this project successfully. 
 

4.2 Byker Wall New Concierge Service and Communal Digital Aerial Installation 
 

4.2.1 
 
 
 
 
 
4.2.2 
 
 
 
 
4.2.3 
 
 
 
 
 
 
 
 
 
 

 
4.2.4 
 
 
4.2.5 
 
 

Openview previously reported delays to their programme due to poor weather restricting 
use of the mobile access platform, damaged fibre cabling that links the blocks to the 
main aggregation point in Shipley Rise and damage to existing underground ducts, 
meaning fibre link cables could not be pulled in until the ducts were repaired. A revised 
completion date of 26 February 2016 was expected.  
 
The scheme is now almost complete. Openview have successfully completed work to 
649 properties. There remain 4 outstanding properties to complete, 2 of which have a 
date for work to be carried out, and 2 where there have been access problems.  YHN 
continue to work with partner agencies to resolve and gain access.  
 
In relation to the communal elements of work, the position is as follows:- 

 CCTV camera installation 95% complete. CCTV to Raby Cross and the pole 
mounted camera at The Brow is due for installation by 27 May 2016. 

 To date Rabygate, Bamburgh Terrace, Byker Crescent, Felton Walk and Felton 
House have been inspected and formally handed over as complete by YHN. 
Openview are aiming to offer the remaining blocks to YHN for inspection and formal 
handover by the end of May 2016. 

 All satellite dishes and aerials have now been removed from the Wall as all 
properties are connected to the digital aerial service.  

 The bin store smoke detection alarms are currently being linked back to YHN enquiry 
centre, and this is aimed to be complete by 27 May 2016.  

 
There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
 
Customer satisfaction is ongoing and results will be reported to Board as part of YHN’s 
quarterly KPI performance report.   
 

4.3 
 
4.3.1 

Awards  
 
The refurbishment of the Byker Wall, in partnership with Keepmoat and Openview was 
shortlisted for the 2016 Royal Institute of Chartered Surveys (RISC) Awards in the 
Regeneration, Infrastructure and Building Conservation categories. BCT attended the 
awards ceremony on 15 April 2016, where the project achieved a Highly Commended 
award in the Building Conservation Category.  
 

4.3.2 The project has also been shortlisted in the 2016 Constructing Excellence North East 
Awards in the Heritage category. 
 
 

7.
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4.3.3 Keepmoat were delighted to conclude the project to a high standard, achieving a ‘Gold 
Award’ at the 2016 Considerate Constructors Awards. 
 

4.4 
 
4.4.1 
 
 
4.4.2 

Employment and Training Opportunities 
 
The table below summarises Keepmoat’s final employment and training outputs. A 
number of targets were met and exceeded.  
 
Keepmoat have committed to engage with BCT where targets were not achieved and 
offer opportunities to Byker residents on other Keepmoat sites across the City.   
 

Client 
School Visits 
No. of Pupils 

School 
Workshops 

No. of Pupils 

Projects / 
Research 

No. of  
Pupils 

Work Exp 
16+ 

No. of Pupils 

Apprentice  
Transfers 

Apprentice  
New 

BCT 200 144 0 9 12 9 

Progress to 
date 

500 200 2 9 4 5 

Totals 500 200 2 9 4 5 

Criteria 
Left to 
Meet 

-300 -56 -2 0 8 4 

Client 

H&S Tool  
Box Talks 

No. of  
Attendees 

CSCS 

 
 

Vocational 
Qualification 

Short 
Course 
Cert’s 

Employment 
under 6 
months 

Employment 
over 6 

months 

Safeguarded 
local  
jobs 

BCT 0 20 0 40 6 6 5 

Progress to 
date 

37 12 
5 

52 5 3 10 

Totals 37 12 5 52 5 3 10 

Criteria 
Left to 
Meet 

-37 8 
 

-5 -12 1 3 
 

-5 
 

 

4.5 District Heating Upgrade 
 

4.5.1 Work Package 1 – Secondary Mains Renewal Contract  
 

4.5.2 The secondary mains renewal work is now well underway in the Dunn Terrace area of 
the estate. 
 

4.5.3 As this contract has progressed the condition of some sections of the mains network 
have required more extensive replacement than originally envisaged. To date additional 
works have been included within the contract and any additional costs have been funded 
from the contingency fund. 
 

4.5.4 There have been a further four areas of proposed pipework replacement identified where 
temporary repairs have been carried out in the past. Costing for these additional 
sections of work are currently being obtained and further detail will be provided in the 
next Investment Programme cost update report.  
 

4.5.5 There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
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4.6 Work Package 2 – Heat Transfer Station Renewal and BMS Replacement 
 

4.6.1 Work to the heat stations at Bolam, Kendal Street, Gordon Road, Raby Street (x2), 
Byker Primary School, Ayton and Dunn Terrace are now complete. Work has now 
commenced at the Grace Lee and Janet Croft heat stations.  
 

4.6.2 Work is well advanced to extend the primary mains network to pick up the three group 
heating system at Ayton Street, Janet Croft and Janet Square to connect them to the 
district heating system.  
 

4.6.3 There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
 

4.6.4 The table below summarises progress to date against Malone’s employment and training 
outputs.  
 

Client 

School 
Workshops/
College No. 

of Pupils 

Work 
Exp 
16+ 

No. of 
Pupils 

Safeguarding 
Existing 

Apprentices 

H&S 
Training 

No. of 
Attendees 

Vocat-
ional 
Quals 

CSCS 
Short 

Course 
S+Cert’s 

Employ 
under 6 
months 

Employ 
over 6 

months 

Work 
Package 1 

0 0 3 0 0 0 0 2 1 

Work 
Package 2 

40 12 6 24 6 12 24 4 3 

Progress 
to date 

40 2 6 24 6 12 19 5 4 

Totals 40 12 9 24 6 12 24 6 4 

Criteria 
Left to 
Meet 

0 10 3 0 0 0 5 1 0 

 

 
4.6.5 

 
During Q4, school visits were held with pupils from Byker Primary and St Lawrence 
Primary Schools (which were a great success) and Malone’s have agreed to facilitate a 
further 2 visits with BCT by June 2016. 
 

4.7 Work Package 3 – Internal Upgrade Works 
 

4.7.1 The initial brief to YHN for this project related to providing heating controls and internal 
repairs to the heating and hot water system of all properties on the system.  
 

4.7.2 To maximise the energy efficiency potential of this contract, provide enhanced controls 
and improved insulation measures, it has been identified that these proposals can attract 
the added benefit of becoming eligible for European Regional Development Fund 
(ERDF).  
 

4.7.3 An outline ERDF Application has now been submitted to access possible match funding 
and an initial response to the application is expected by August 2016.  
 

4.7.4 Delivering a more energy efficient package of works will help BCT to reduce the overall 
operating costs of the DHS.  
 

4.8 Biomass 2 – Boiler Installation 
 

4.8.1 The initial Biomass 2 tender to the energy companies with an ECO obligation did not 
produce the outcome which BCT sought to fully fund the scheme, it did however clarify 
that a 4 megawatt boiler would be the best option to serve the Byker district heating 
system. 

7.
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4.8.2 Since conclusion of the tender process, the project has continued to be developed 
further and a planning application to install an additional 4 megawatt biomass boiler and 
an extension to the heat station building has now been submitted to NCC. Securing 
planning permission approval will make the project far more attractive to energy 
companies.    
 

4.8.3 Informal discussions with the energy companies that originally expressed an interest 
during the tender process have also produced much improved ECO offers which 
reduces the funding gap. British Gas have been invited to a pre-meeting of the Board on 
20 July 2016 to provide a presentation on the BCT business opportunity which would 
arise from the new biomass boiler installation.  
 

4.9 Modern Homes Omit Programme 
 

4.9.1 
 
 
 
4.9.2 
 
 
 
 
 
 
4.9.3 

There are currently 90 outstanding modern homes omits across the estate, which have 
all had electrical tests undertaken to ensure they are in a satisfactory condition for 
continued use in accordance with current rewiring regulations.  

Out of the 90 outstanding, 20 tenants have expressed an interest in now having the 
internal works completed to their homes. A briefing meeting has been held with YHN, 
who are in the process of surveying each property to confirm the required scope of 
works. Once surveys are complete, YHN will discuss their findings with BCT before 
carrying out home visits to all the affected tenants to discuss the work and any potential 
support needs required.  
 
The project is planned to go out to tender in June and start on site in September 2016.  

4.10 Comprehensive Environmental Upgrade 
 

4.10.1 
 
 
4.10.2 

BCT issued a brief to YHN to commence the process of procuring the appointment of a 
design team to work with BCT on the estates wider environmental upgrade. 
 
An initial briefing meeting was held with YHN to discuss the contents of the brief and the 
design team procurement. A further meeting is scheduled in June to discuss progress 
and agree the timeline of requirements for posting the OJEU notice. 
 

4.11 Hobby Rooms 
 

4.11.1 
 
 
 
 
4.11.2 
 
 
 
 
 
 
4.11.3 
 
 
 

In November 2015, having received a report on the conversion of 9 hobby rooms into 
residential accommodation, which were the subject of Phase 1a and 1b planning 
qualifications.  Board agreed to proceed with phase 1, subject to successfully obtaining 
grant towards the delivery of the project. 
 
It was reported in January 2016 that grant funding discussions with the HCA had come 
to a halt.  The HCA confirmed that they would no longer be accepting or supporting grant 
applications for new affordable housing for rent during their 2015/18 programme. During 
Q4 the HCA made contact with BCT to advise that a regional investment partnership 
may have surplus grant funding available to support BCT in converting the hobby room 
units for rent.  
 
The HCA brokered discussions between BCT and the Spirit Partnership and an 
application has now been submitted for BCT to join this partnership and access grant 
funding from their 2015-18 HCA grant allocation.  
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4.11.4 
 
 
 
 
 
4.11.5 
 
 
 
 
4.11.6 
 
 
4.11.7 
 
 
 
4.11.8 

As affordable rent is a condition of HCA funding, BCT are seeking independent advice to 
evaluate the differences between (affordable rent i.e. 80% of market rent in the Byker 
area) against target rent. HCA are aware we are investigating this issue and advised us 
that independent advice would be required for target rent to be considered the best 
option.  
 
Planning permission and listed building consent has been obtained for the 9 conversions 
and a tenth unit has been added to the project which will provide a much needed 2 
bedroomed disabled adapted bungalow, utilising 2 Chirton Wynd which BCT are in the 
process of transferring from NCC.  
 
Estimated costs for the delivery of phase 1 have been updated and a breakdown is 
provided in confidential Appendix A. 
 
A meeting is scheduled with the Spirit Partnership on 08 June 2016 to discuss the 
submission of BCT’s grant application for the 10 conversions, and this process will 
dictate the timeline for putting the contract documents out to tender.  
 
BCT recommend that once the application process to join the Spirit Partnership is 
complete and grant funding secured, that we immediately proceed to seeking 
competitive costs to implement phase 1 of the hobby room conversions.  
 

4.12 Development Budget – Chirton House Redevelopment 
 

4.12.1 YHN issued practical completion on 04 June 2015.  
 

4.12.2 BCT held a meeting with the tenants on 11 February 2016 which was very well attended. 
Feedback at the meeting was generally positive, and obvious from the discussion was 
that tenants had formed their own close community at Chirton House. It confirmed as 
previously reported that the tenants had had ongoing issues with the heating which were 
resolved. As this scheme is almost out of the defect liability period, inspections are 
ongoing at Chirton House to rectify any minor items of defect by Gentoo.  
 

4.12.3 BCT met with YHN to discuss the findings of the customer satisfaction visits at Chirton 
House. The feedback has been extremely positive with all tenants stating they enjoy 
living there. All tenants were complimentary about the interior design and décor of the 
building. The only negative feedback was in relation to storage, where some tenants felt 
there isn’t a great deal of storage space in the apartments.  This is mainly due to the 
restrictions on space due to the layout of the building, but useful feedback to consider for 
any future BCT new build developments.  
 

4.12.4 The project has been shortlisted in the 2016 Constructing Excellence North East Awards 
in The Legacy – Sustainability category, and also the Local Authority Building Control 
Awards in the ‘Best change of use of an existing building or conversion category’.  
 

4.13 Disabled Adaptations Programme 
 

4.13.1 
 
 
 
 
 
 
 

Between April 2015 and the end of March 2016 there were 31 new referrals for major 
adaptations to BCT properties. This is in addition to the 17 adaptation requests already 
carried over from the 2014/15 programme and confirms the growing need of our tenants 
for level access housing. Of these 48 cases the position is as follows:- 

 25 adaptations were agreed. 

 10 adaptations have been assessed by the YHN adaptations panel and refused in 
line with the policy criteria. 

 6 adaptation requests were withdrawn. 

7.
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4.13.2 
 
 
4.13.3 
 
 
 
4.13.4 
 
 
4.13.5 
 
 
 
 
 
4.13.6 

 3 applicants have been relocated to more appropriate properties within BCT. 

 1 applicant has been relocated to a more appropriate property outside BCT. 

 1 applicants is awaiting relocation. 

 2 new applications are awaiting assessment. 
 
An appeals process is in place for any applicant whose request has been refused in line 
with the policy criteria. To date no appeals have been received. 
 
By the end of March 2016, 18 adaptations had been completed and BCT worked closely 
with YHN to deliver the disabled adaptations programme within the 2015/16 budget 
allocation.  
 
There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
 
The budget allocation for 2016/17 (up to the end of September 2016) is £22,500. At this 
stage there are 7 approved adaptations that have been carried forward to be delivered 
from the 2016/17 programme. This fully commits BCT’s budget allocation up to the end 
of September 2016. BCT will consider any further referrals for ‘reasonable adaptations’ 
for residents diagnosed with a terminal illness in palliative care.   
 
Any new referrals will be put on hold, until the new contract arrangements for delivering 
the disabled adaptations service have been agreed by Board. BCT are currently working 
with ISOS and Cestria to understand how disabled adaptations are delivered in these 
organisations. Board will receive a report in July 2016 to consider the recommended 
adaptation service to be delivered in Byker as part of the CSV.  
 

4.14 Byker Painting Programme 
 

4.14.1 
 
 
 
4.14.2 
 
 
4.14.3 
 
 
 
 
4.14.4 
 
 
 
4.14.5 
 
 
 
4.14.6 
 
 
 
 

External painting at the Janet Square area and Grace Street / Spires Lane area are now 
complete. Customer satisfaction is ongoing and results will be reported to Board as part 
of YHN’s quarterly KPI performance report.   
 
There have been no RIDDOR reportable accidents since the last quarterly update to 
Board. 
 
There are 4 external painting schemes due in 2016/17. These have been surveyed and 
reality checked and 2 of these schemes have been slipped into the 2017/18 programme. 
The areas proceeding 2016/17 are Headlam Green/Chirton Wynd and Cheviot/St. 
Michaels Mount.  
 
There are 4 internal painting schemes due in 2016/17 which includes Tom Collins House 
and Mount Pleasant sheltered blocks. BCT are working with YHN on the content of 
these projects.  
  
The budget allocation for 2016/17 (up to the end of September 2016) has been agreed. 
BCT have met with YHN and are awaiting dates for the first external painting scheme to 
start on site.  
 
Delivery of the second external painting scheme is on hold until the new contract 
arrangements for delivering the painting programme from October 2016 onwards have 
been finalised. BCT are currently working with YHN to understand BCT’s obligations in 
the 4 year painting framework with Bell Group and to discuss options for delivering the 
external painting programme following service transfer. 
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5. 
 
5.1 
 
5.1.1 
 
 
 
 
 
 
5.1.2 
 
 
 
5.1.3 
 
 
 
 
5.2 
 
5.2.1 
 
 
5.2.2 
 
 
 
 
 
5.3 
 
5.3.1 
 
 
5.3.2 
 
 
 
 
5.3.3 
 
 
 
 
 
5.3.4 
 
 
 
 
 
 
 

Emerging Health & Safety Issues 
 
Byker Wall Link Bridges 
 
On 30 July 2015, Board were informed of a potential health and safety issue regarding 
the stability of the link bridge joining Headlam House to the Byker Wall. Remedial 
measures were implemented immediately whilst Cundalls were appointed to undertake a 
structural survey of all 5 link bridges to assess their condition. Although there were no 
immediate concerns with the structural integrity of the link bridges, it was reported that 
planned remedial works should be undertaken to prevent any further deterioration.  
 
BCT commissioned YHN to obtain costs to deliver these investigative works firstly by 
undertaking a range of specialist surveys. The surveys are now complete and the costs 
to undertake repairs to the 5 link bridges is included in confidential appendix A. 
 
BCT recommend seeking competitive costs to proceed with this planned remedial work 
to avoid any further deterioration in the structure of the link blocks, and to fund the 
project from the overall Byker Wall budget allocation in the business plan, which is 
affordable. 
 
38-42 Headlam Green 
 
All works to repair the 14 courses of unstable brickwork at roof level of 38-42 Headlam 
Green are now complete.  
 
Due to the construction and positioning of this block, BCT requested a structural survey 
of the identical adjacent block at 33 – 37 Headlam Green. YHN have been unable to 
commission this survey, as cherry picker access to the block remains restricted due to 
district heating excavations. As soon as this work is complete, the survey will be 
undertaken.   
 
Tom Collins House Roof 
 
On 02 January 2016, BCT were informed that a roof trim to the east elevation of Tom 
Collins House had become loose during the night and bricks had fallen to the ground.  
 
On Monday 04 January 2016, YHN including their Health and Safety Manager, NCC and 
BCT met on site and arranged for the full section of trim to be removed with access 
being obtained via a cherry picker. The car park was temporarily closed and the roof 
strapped down. 
 
As the roof was replaced as part of YHN’s investment programme in 2010, it remained 
under warranty. A company called M&C Roofing reroofed the building and they were 
therefore asked to make safe the existing roof and arrange for the scaffold to be erected 
to allow investigations to determine if this had resulted from a defect of the 2010 
reroofing or linked to storm damage.  
 
A site meeting was held on 29 February 2016, with M&C Roofing, YHN Technical 
Services Team and R&M Team, and St Astier, a specialist brickwork consultant. All 
parties were of the opinion that the damage to the brickwork and profile sheeting, was 
not as a result of any failings in the specification or the installation of either element, but 
was as a direct cause of extreme weather conditions, and therefore storm damage.  
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5.3.5 
 
 
 
5.4 
 
5.4.1 
 
 
 
 

At this stage, BCT have asked YHN to produce a full report of their findings and a 
summary of costs, to enable BCT to investigate recompense of the costs through BCT’s 
building insurance policy.   
 
Tom Collins House South Elevation 
 
Stock condition surveys to Tom Collins House by BCT have indicated concerns relating 
to the condition of the timber on some balconies on the south elevation. BCT requested 
the surveys of the remaining properties be accelerated, and discussions be held with 
YHN R&M to understand any ongoing maintenance issues on this southern elevation. A 
detailed report of recommended actions to consider is expected for consideration. 
 

6. Contact Officer 
 

6.1 If you have any questions about this report that you would like clarifying before the 
meeting, you can contact Michelle Bell by telephone on 0191  290 3912 or email 
michelle.bell@bykerct.co.uk 
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Board 08 June 2016 
 
Title: Your Homes Newcastle Quarterly Performance Report 
 
Executive Summary by: Jill Haley, Chief Executive 
 
FOR INFORMATION 
 
1. Recommendations 

 
1.1 Board is recommended to  

i. Review the report and comment on performance during quarter four 2015/16. 
ii. Agree the final Key Performance Indicators and Targets which have been set for 

up to 03 October 2016 (attached at Appendix A). 
 

2. Synopsis 
 

2.1 This report from Your Homes Newcastle (YHN) details their performance against an 
agreed set of Key Performance Indicators as part of the Housing Management Contract 
provided to the Byker Community Trust (BCT) entered into in July 2012. 
 

3. Background Information 
 

3.1 
 

YHN has an agreement with the BCT to provide Housing Management Services and 
report quarterly on Key Performance Indicators as set by Board. 
 

3.2 Regular monthly meetings between the BCT and YHN Executive Teams are in place as 
part of the senior governance arrangements.  As well as considering any performance 
issues the meetings are also used to identify collective opportunities to deliver BCT’s 
medium and longer term objectives. 
 

4. Contact Officer 
 

4.1 If you have any questions about this report that you would like clarifying before the 
meeting, you can contact Jill Haley by telephone on 0191 290 3910 or email 
jill.haley@bykerct.co.uk  
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  Byker Community Trust Board 08 June 2016 
 
Title: YHN Performance Monitoring Year-end 2015/16 
 
Report By: Neil Scott, Director of Tenancy Services 
 
FOR INFORMATION 
 
1. Synopsis 

 
1.1 This report assesses how YHN is performing against an agreed set of Key Performance 

Indicators (KPIs) and Key Performance Targets (KPTs). In addition, an update on the 
implementation of Universal Credit is included in section five.   The 2016/17 targets are 
attached to this report at Appendix A.  
 

2. Background information 
 

2.1 YHN have made a commitment to provide housing management and related services to 
the tenants of Byker Community Trust (BCT). This commitment is outlined in the 
agreement between YHN and BCT. 
 

2.2 As part of this agreement, YHN supplies performance information on key performance 
indicators to BCT Board on a quarterly basis so they can monitor the services provided. 
The indicators for 2015-16 were agreed by BCT Board on 30 April 2015.  
  

2.3 YHN also provides regular performance information to BCT, and senior officers from both 
organisations meet regularly to discuss performance.  

2.4 This report covers the final quarter of the financial year from January to March 2016 and 
includes the following information: 
• Performance update (section three) 
• Performance issues and concerns (section four) 
• Welfare Reform (section five) 
• Additional information (section six) 

 
2.5 
 
 
 
 
 
 

Performance indicators are reported against targets using a red, amber, green or blue 
status, as detailed below: 
 

Performance Description 
Red Not on target / not achieved 

Amber Close to target / likely to recover 
Green On target / target achieved 
Blue Information not available / unable to report 

 

  
2.6 Performance is reported by exception and more detailed information is given where 

indicators are falling behind the set target. 
 
 
 



 

3. Performance Update  
 

3.1 The table below summarises performance information at the end of March 2016 for each 
of the agreed targets. The table includes columns showing performance in quarter four 
and cumulative performance for the year to date. 
 

3.2 At the end of the period, ten targets are reported as green and two targets are reported 
as red. 

  

Description Annual Target 
(by 31.03.16) 

Q4 
performance 
(Jan – Mar) 

Cumulative 
performance 
(year to date) 

Performance 
(year to date) 

against 
target 

Stock N/A N/A 1,720 N/A 
Rents 

Former tenants rent and 
service charge arrears  

not to exceed 
£431,231 by 

31/03/16 
N/A £371,948.51  

Collect 98.6% of rent and 
service charges due from 
current and former tenants 
(excluding arrears brought 
forward and void rent loss)  

 
98.6% 

 
97.9% 98.4%  

Lettings 
Average re-let time for 
standard voids 25 days 22 days 24 days  

To reduce number of 
terminations to 212 tenancies  
(1% reduction) within BCT 
stock during 2015-16 

Report as an 
indicator and 
not a target 

66 261 N/A 

Rent loss due to empty 
properties 0.90% 0.89% 1.04%  

Repairs 
Number of all repairs 
completed within target (%) 99% 100% 99%  

Percentage of properties with a 
valid Gas Safety Certificate 100% 100% 100% 

 

Repairs carried out at the first 
visit 98% 100% 100%  
Average number of calendar 
days to complete repairs 5 days 5 days 4 days  

Average cost of void works on 
standard relets.  

Report as an 
indicator and 
not a target 

£1445 £1581 N/A 



 

Satisfaction with the Repairs 
and Maintenance service (%) 95% 99% 98%  

Anti-social behaviour 

Percentage of closed ASB 
cases that were resolved 95% 

98% 
(57 out of 58 

cases) 

98% 
(347 out of 
356 cases) 

 

Customer Service  

Number of complaints received  
Number of complaints 
escalated to BCT for response 

Report as an 
indicator and 
not a target 

4 received. 
 

0 escalated. 

18 received. 
 

0 escalated. 
N/A 

Investment Delivery 

Satisfaction with internal 
investment work (%) 88% 

No work 
completed 
during Q4. 

91%  

Satisfaction with external 
investment works (%) 90% 

No work 
completed 
during Q4. 

100%  

 Environmental 

All eight neighbourhood areas 
of Byker to achieve at least a 
silver level in their 2015-16 
Going of Gold estate 
inspection. 

Report as an 
indicator and 
not a target 

None 
completed 
during Q4. 

8 completed. 
4 achieved 

silver. 
3 achieved 

bronze. 
1 scored an 

improvement 
grading. 

N/A 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

4. Performance issues and concerns  
 

4.1 This section explains why some performance targets were not achieved and why the 
turnover performance indicator is reflective of tenancy turnover being higher than 
expected. 
 

4.2 Red targets 
 

4.2.1 Rent collection rate 
The collection rate for 2015-2016 is 98.4% which is slightly below (0.2% lower) the target 
of collecting 98.6% of rent and service charges due. 
 

4.2.2 The collection rate increased during quarter four (from 97.3%) but did not increase 
sufficiently to achieve the target. The table below shows the lower collection rate for the 
47 tenants claiming Universal Credit, see update in section 5.1 of this report. 
 

4.2.3 

 
 
4.2.4 

 
The income team promote a payment culture where officers proactively ask tenants in 
arrears to make a payment at every contact and encourage them to pay rent by direct 
debit (there is more information about the number of tenants paying by direct debit in 
section 6.2). 
 

4.3 Rent loss due to empty properties.  
The rent loss due to empty properties for 2015-2016 is 1.04%, which is above the 0.90 
target. The rent loss dropped during the quarter from 1.07% at the end of quarter three to 
1.04% at the end of quarter four.  
 

4.3.1 Although performance recovered, resulting in 0.89% rent loss during quarter 4, a small 
number of properties, during quarters two and three, impacted on the higher annual rent 
loss figure. 
 

4.3.2 The increase in property turnover has contributed to increased void rent loss. Fewer 
terminations would result in lower void rent loss. In 2016-2017 we will be introducing a 
new approach to managing internal transfers (where a tenant moves from one BCT 
owned property to another).  Reducing the number of tenants transferring, where there is 
no housing need, will help us reduce the void re-let time and rent lost from voids as well 
as decreasing the amount of money spent on void property repairs. 
 

98.4%
100.5%

85.5%

General needs Sheltered service Universal credit

Collection rate 2015-2016



 

4.3.3 YHN has now completed a review of the void end to end process.  When this work is 
implemented we expect to see an improvement in the re-let period for some properties, 
which in turn will reduce the void rent loss in 2016-17. 
 

4.4 Indicators 
 

4.4.1 Number of terminations 
 

 There was a slight increase in terminations during quarter four – 66, compared with 58 
during quarter three. 
 

4.4.2 Following a request from the BCT Chief Executive we scrutinise the termination reason 
for every tenancy. The result of this analysis shows that: 
• There has been an increase in the number of tenants moving to the private sector 

(fifteen during quarter four). Five of these moved due to anti-social behaviour. 
• Ten tenants transferred to other properties owned by BCT. Reasons for moving 

included moving to a larger property, to have a garden, to be closer to family and 
moving to a smaller property due to the under occupation charge. 

• Nine tenants moved to Newcastle City Council tenancies. Three moved due to anti-
social behaviour. Two moved following a relationship breakdown. Two moved to a 
smaller or larger property. 

• Seven tenants found other accommodation. 
 

4.5 Going for Gold estate inspections 
 

 All inspections were completed by the end of quarter three, so there were no Going for 
Gold inspections during quarter four.  
 

4.5.1 During 2015/16 four of the eight estates scored silver ratings, three scored bronze and 
one received the improvement rating.  All issues picked up on the inspections were 
reported to BCT.  
 

4.5.2 The table below shows the 2015/16 year end results in comparison with previous years.  
Estates that score 90 percent and above are ‘Gold’, those that score between 70 and 89 
percent are ‘Silver’, those that score between 50 and 69 percent are ‘Bronze’. Estates 
that score 49 percent and under are placed in the improvement category. 
 

4.5.3 
 
 
 
 
 
 
 
 
 
 

Estate 13/14 14/15 15/16 Result 
The Mounts 68% 84% 47% Unclassified 
Kendal Estate 49% 72% 81.5% Silver 
Dunn Terrace 77% 69% 78% Silver 
Byker Village 70% 69% 62% Bronze 
South Bolam 74% 71% 60% Bronze 
The Squares 44% 50% 76% Silver 
Raby Estate 72% 79% 68% Bronze 
South Ayton Estate 74% 78% 73% Silver 

 

5. Welfare Reform 
 

5.1 
 
 
 

The impact of welfare reform continues to be an area of concern for YHN and BCT. This 
section provides an update on the current issues affecting tenants and how we are 
working towards minimising the impact for affected tenants. 
 



 

5.2 Universal Credit 
 

5.2.1 Universal Credit (UC) is a means tested benefit for working age people who are on low 
incomes, working, seeking to work or unable to work. It replaces a range of other benefits 
(including housing benefit) and is paid direct to tenants. UC has been piloted across the 
country and is being rolled out in phases. In the first phase, UC is being rolled out to 
single people. There has been no date announced for the roll out to couples and families, 
but it is expected that roll out will be complete for all claimant groups by 2017. 
 

5.2.2 UC was introduced to Byker in April 2015 when Newcastle Job Centres started to receive 
new claims for UC from single people who otherwise would have claimed Job Seekers 
Allowance. The number of new claimants is increasing on a weekly basis.  
 

5.2.3 During quarter four, YHN know: 
• 47 BCT tenants are claiming UC. 
• 34 are in rent arrears, currently owing £23,423.02  

- Their arrears have increased by  £10,109.13 since claiming UC  
• The average amount owed by these 34 tenants is £688.91, compared to £616 for all 

Byker tenants in arrears. 
• Seventeen applications have been made for an Alternative Payment Arrangement 

(where some UC is paid direct to the landlord) and all have been confirmed.  
 

5.2.4 YHN contact all UC claimants, to identify which tenants may need advice and support in 
managing their financial affairs. Generally, claimants require intensive support following 
the first notification to ensure that all relevant evidence has been provided to the DWP. 
The support to tenants has varied with letters to creditors, referrals to food banks, 
employment, Discretionary Housing Payment applications and budgeting support being 
required.   
 

5.3 Under occupation and the benefit cap 
 

5.3.1 Newcastle City Council’s revenue and benefits service provides YHN with regular 
information about BCT tenants who are subject to the under occupation charge and the 
benefit cap. The following information was correct at 3 April 2016: 
• 178 BCT tenants are currently subject to the under occupation charge 
• 91 (51%) of the 178 tenants are in rent arrears 
• 23 of the 178 tenants are receiving a reduction of 25% from their housing benefit 

(average of £24.49 per week) 
• 154 of the 178 tenants are receiving a reduction of 14% from their housing benefit 

(average of £13.56 per week) 
• The total housing benefit loss over the quarter was £34,470. 
 

5.3.2 At the end of the year, the total owed by BCT tenants affected by the under occupation 
charge was £75,596. 
 

5.3.3 There are nine BCT tenants who are currently subject to the benefit cap. Of those nine, 
four are in arrears. The average arrears for those tenants are £1,002. 
Where appropriate, these tenants are being referred to support services within YHN or 
signposted to external agencies who can provide them with further support either with 
their rent, employability or rehousing. 
 
 
 
 



 

5.4 Discretionary housing payments (DHP) 
 

5.4.1 During quarter four there were 52 successful DHP claims on behalf of BCT tenants. The 
value of these claims totaled £19,981. The average claim value awarded was £384. 

6. Additional Information  
 

6.1 This section of the report provides BCT with information on the additional activities YHN 
carry out on behalf of BCT, including those which are not covered within the Management 
Agreement. 
 

6.2 Employability 
 

6.2.1 
 

The Employability Team has provided support to BCT tenants during quarter four.  
Four BCT tenants have been employed by YHN through the Your Homes Your Jobs 
programme. Three have been working in administration roles and have been accessing 
the employability support package that supplements the Your Homes Your Jobs 
positions. One has been employed through the supported employment route and is 
working in a production and manufacturing role at Palatine. 
 

6.2.2 Four tenants engaged with our Make Your Own Money project and have been accessing 
support to become self-employed. Two of these tenants have already progressed to 
setting up their own businesses; one as a taxi driver and the other as a painter and 
decorator. Both will continue to receive ongoing support to help with the development of 
their new businesses. 
 

6.3 Direct Debit 
 

6.3.1 Tenants paying rent by Direct Debit creates reliable income streams resulting in reduced 
arrears. YHN have worked to increase the number of tenants paying by this method and 
has promoted Direct Debit as a payment method at every opportunity. As of 31 March 
2016, 724 tenants paid their rent by direct debit. This has increased from 696 in quarter 
three.  
 

7. Recommendations 
 

7.1 Board is recommended to review the report and comment on performance during quarter 
four. 

  
8. Contact Officer 

 
8.1 If you have any queries about this report that you would like clarification on, before the 

meeting, you can contact Neil Scott, Director of Tenancy Services, by telephone 0191 
2788711 or email neil.scott@yhn.org.uk. 

 

mailto:neil.scott@yhn.org.uk


Appendix A:  YHN 2016/17 Targets 

2015/16 description 2015/16 
target 

Year-end 
performance 2016/17 description 2016/17 

target 
Rents 

Former tenant rent and service charge 
arrears 

not to exceed 
£431,231 by 

31/03/16 
£371,948.51 Former tenants rent and service charge arrears 

not to exceed £396,949, by 30/09/2016 £396,949 

Collect 98.6% of rent and service charges 
due from current and former tenants 

(excluding arrears brought forward and void 
rent loss) 

98.6% 98.4% 

Collect 95.2% of rent and service charges due 
from current and former tenants (excluding 

arrears brought forward and void rent loss) by 
30/09/2016. 

(This is the amount that would need to be 
collected to achieve 98% collection rate by the 

end of 2016-2017. 

98% collection includes: 
98.5% collection - Non UC tenants 

+ 
88.5% collection - UC tenants) 

95.2% 



Average re-let time for standard voids 25 days 24 days Average re-let time for standard voids not to 
exceed 24 days by 30/09/2016. 24 days 

To reduce number of terminations to 212 
tenancies  (1% reduction) within BCT stock 

during 2015-16 

Report as an 
indicator and 
not a target 

261 
To reduce number of terminations to 129 

tenancies(1% reduction)   within BCT stock by 
30/09/2016 

129 

Rent loss due to empty properties 0.90% 1.04% The void rent and service charge loss amount not 
to exceed 1.04% 1.04% 

Repairs 

Number of all repairs completed within target 
(%) 99% 99% 99% of all repairs to be completed within target 

timescales. 99% 

Percentage of properties with a valid Gas 
Safety Certificate 100% 100% 100% of properties to have a valid Gas Safety 

Certificate. 
100% 

Repairs carried out at the first visit 98% 100% 98% of repairs carried out at the first visit. 98% 

Average number of calendar days to 
complete repairs 5 days 4 days Average number of calendar days to complete 

repairs (all timescales) not to exceed 5. 5 

Average cost of void works on standard 
relets. 

Report as an 
indicator and 
not a target 

£1581 Average cost of void works on standard relets. 

Report 
as an 

indicator 
and not a 

target 

Satisfaction with the Repairs and 
Maintenance service (%) 95% 98% 95% of customers are satisfied with the Repairs 

and Maintenance service. 95% 

Lettings 

jenny.johnson
Rectangle



 
Anti-social behaviour 

Percentage of closed ASB cases that were 
resolved 95% 

97% 
(347 out of 356 

cases) 
To achieve 98% case resolution on ASB case. 98% 

Customer Service 

Number of complaints received 
Number of complaints escalated to BCT for 

response 

Report as an 
indicator and 
not a target 

18 received. 
 

0 escalated. 

Number of complaints received / Number of 
complaints escalated to BCT for response 

Report 
as an 

indicator 
and not a 

target 
Investment Delivery 

Satisfaction with internal investment work (%) 88%  88% of customer to be satisfied with internal 
investment work carried out to their homes. 88% 

Satisfaction with external investment works 
(%) 90%  90% of customer satisfied with external 

investment works carried out to their homes 90% 



 

 
 
 
 
 

Board 08 June 2016 

 
Title: Chief Executives Monthly Progress Report  
 
Report By: Jill Haley, Chief Executive 
 
FOR INFORMATION 
 
1. Recommendations 

 
1.1 The Board are recommended to note the content of this report.  

 
2. Synopsis 

 
2.1 This report provides an information update of progress made since the last Board meeting.   

 
3. Actions from last Board meeting 

 
3.1 All actions are covered as part of other Board agenda.  

 
4. Annual Board Member Appraisals and Survey of Board Effectiveness 

 
4.1 The Chair contacted Board Members on 20 May 2016 advising of the timescale for appraisals 

which will commence in mid-June.  Board Members will receive the Board Effectiveness 
Questionnaire shortly and are requested to please complete it and return promptly. The 
results of the questionnaire are valuable and they help to shape ongoing Board development 
and training. 
 

5. Board Member Elections 
 

5.1 At the Annual General Meeting (AGM) on 14 September 2016 elections will take place to the 
following Board positions: 

 Tenant Board Member – 3 positions (Annette Patten retiring by rotation and can offer 
herself for re-election and 2 vacancies). 

 Independent Board Member – 1 position (Jim Coulter retiring by rotation and can offer 
himself for re-election). 

 
5.2 BCT Rule 13.2 states that the Board shall endeavour to ensure that it possesses the quality, 

skills, competencies and experience which it requires.  Having reviewed this and following up 
on the ‘Governance Stocktake’ Board Away Day, it was agreed at the March meeting to adopt 
a new definition of competencies, role description and person specification for all Board 
Members.  Accordingly, the Chair, CEO and Company Secretary will shortly be interviewing 
prospective Co-opted and Tenant Board Members against this criteria and in order to 
determine whether the individuals can stand for election at the AGM. Christine Stobbs who 
attended April’s Board meeting and Finance & Audit Committee in May, will be interviewed on 
8 June with a view to joining BCT Board as a Co-opted Member.  
 

5.3 Vacant Board Member positions will be publicised locally, in line with the arrangements 
followed over previous years.  In tandem additional efforts are continuing to identify suitable 
prospective Tenant Board Member candidates. In order to allow sufficient time for a 
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shortlisting and interview process, the closing date for applications will be Friday 29 July 
2016. 

 
6. New Tenancies and Gas Cookers 

 
6.1 At a meeting of the Tenancy and Estate Management workstream on the 13 April 2016, BCT 

sought clarification from YHN concerning the provision of gas cookers as part of the furniture 
pack arrangements. YHN clarified that gas cookers were no longer part of the arrangements 
and that that they would not be issued as part of any furniture packs. BCT will undertake a 
review of the existing tenancy agreement in order to ensure that gas cookers are not 
permitted in future. This will be completed as part of the development of BCT’s in house 
housing management function.  
 

7. District Heating Improvements 
 

7.1 BCT have made considerable progress in upgrading and improving the Byker District Heating 
System (DHS).  The new biomass and CHP boilers have dramatically reduced the operating 
costs of the system and despite huge energy price rises, our residents have seen no ‘Heat 
Charge’ increases since the BCT was created (4 years).  
 

7.2 The work currently underway to upgrade the distribution network will also improve the 
efficiency and reliability of the system.  We have however identified that much more can be 
done to make the Byker DHS an efficient, cost effective and ‘green’ low carbon system fit for 
the 21st century.  Making the most of our DHS presents an excellent business development 
opportunity for the BCT and more importantly those who we serve.  To help to achieve this, 
two projects are being developed in parallel.   
 

8. Energy Control Project (Work Package 3) 
 

8.1 At transfer the initial concept was to improve the basic heating controls however, subsequent 
technological advances offer new smart options to make for greater energy efficiency 
improvements and, new space age insulation techniques allow us to drastically improve the 
thermal efficiency of some elements of the estate’s building fabric.  In addition these 
packages of work could potentially attract 50% European funding (from the European 
Structural Investment Fund programme 2014/20) to help meet the capital costs of the works. 

 An outline application has been submitted to test the viability of this funding option.   
 

9. Biomass 2 Boiler  
 

9.1 A recent procurement process failed to secure enough ECO funding from the main energy 
companies to make this a fully funded project as we had hoped.  However subsequent 
negotiations with the most competitive energy companies have seen improved offers and 
British Gas have to date proposed to fund 80% of the capital cost of the project.  Negotiations 
are still ongoing but to better understand the potential business and social benefits of this 
proposal, British Gas have been invited to attend a pre meeting of the Board on 20 July 2016.   
 

10. STAR Survey Update 
 

10.1 The STAR Survey 2016 was reviewed by BCT’s Tenant Communications Group who agreed 
that the tenant approved logo could be used on the survey to help encourage tenants to 
complete it.  The survey was issued to every BCT tenant week commencing 16 May 2016. 
 

10.2 Throughout the process a number or reminders will be issued to tenants to encourage them 
to complete the survey.  The closing date for the completed surveys is 11 July 2016. 
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11. Community Event 
 

11.1 As part of reviewing last year’s Family Fun Day, and to plan for this year’s event, we have 
held discussions with Newcastle City Council’s Event Officer, and also an Event Management 
Company.  The Council advised us that based on the event model BCT used last year, that 
they could not approve a ‘Temporary Events License’ for this event. Firstly a ‘Temporary 
Events Licence can only be granted if the event is for less than 500 people (including staff). 
Last year we estimate that over 1,000 people attended the event. Secondly the Council raised 
a range of health and safety concerns and concluded that we should not hold this event.      
 

11.2 Aiming to potentially mitigate the Council’s health and safety concerns, discussions were then 
held with a professional Events Management Company.  A site visit with the Events 
Management Company highlighted that our current venue was not suitable because of 
unstable land and unsuitable disabled access. The Company concluded that even if we 
fenced off the whole site (to restrict access), hired security staff and radio’s etc. (which would 
add approximately £3,000 to the cost of the event), that their recommendation was still that 
we should not hold this event.  Following advice from both Newcastle City Council’s Event 
Officer and the Events Management Company, we have therefore decided not to hold a BCT 
Family Fun Day this year. 
 

11.3 Instead of the Family Fun Day, throughout the summer we are planning a number of separate 
activities to support and engage with the Byker community. This will culminate in BCT’s first 
Tenant Conference and Community Safety Day which will be held during October. 
 

11.4 Although dates and venues are still to be confirmed, we intend to hold the following activities: 

 A trip for 100 people to Blue Reef Aquarium (targeted at tenants and children) 

 A Tea Dance for 100 people (targeted at our older tenants) 

 A Soft Play Adventure to Giant’s Den for 100 young children (targeted at tenants and 
children) 

 BCT’s first Garden Competition (targeted at the whole community) 

 BCT’s first Tenant Conference and Community Safety Day (targeted to attract between 
150-200 tenants) 

 
11.5 
 
 
 
11.6 

Building on last year’s successful summer activities programme we will again be working with 
the Play and Youth Forum to develop and promote a summer programme of activities for 
young people of Byker. 
 
This is all in addition to the summer programme of activities funded via the BCT Participatory 
Budget which other groups and organisations have planned.  
 

12. Update on Stock Condition Surveys 
 

12.1 As at 20 May 2016, we have received 646 completed stock condition surveys from YHN and 
the process to log and transfer completed survey forms from YHN to BCT is working well. 
There are 373 properties where YHN has been unable to complete surveys due to tenants not 
being available when surveyors call and 14 properties where the tenant has refused access. 
Based on current completion rates, and assuming the property access / tenant availability 
issues can be resolved, the survey completion date is expected to be November 2016.  
 

12.2 All survey forms received are checked for completeness and accuracy and data is input by 
BCT. Any urgent health and safety issues identified during the surveys are being actioned 
immediately and expenditure of these items is being monitored. BCT are working with YHN to 
gather detail of all data held in the YHN Apex system for development of the Asset 
Management Strategy and in preparation for transfer of the stock condition data under the 
new service delivery arrangements. Sample information from Apex is being gathered at this 
stage in order to undertake comparisons against the information captured during the stock 
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condition surveys.  Discussions have begun with YHN regarding the development of the block 
survey, to capture block and communal stock condition data to all 47 blocks across Byker. 
 

13. Pest Control Extension 
 

13.1 The contract between BCT and NCC for support services which includes grounds 
maintenance, street wardens, pest control and the Rapid Response Team will terminate 
on 30 June 2016.  Whilst most other Housing Associations do not provide pest control 
services for customers, due to the BCT’s ongoing replacement of district heating pipe 
works underground, we have held discussions with NCC regarding a possible 2 year 
extension. Currently our tenants can access treatments for cockroaches, flies, mice etc. by 
contacting Envirocall, and on average this costs BCT around £7k p/a.  
 

14. New Service Arrangements - SLA for Grounds Maintenance and Rapid Response Team 
 

14.1 The SLA for Grounds Maintenance Services and the Rapid Response Team is under 
development and will be signed with Isos Complete Support (ICS) during June, ready for 
launch of the new service arrangements on 01 July 2016. The completed SLA will be 
presented and approved by the Service Transformation Project Board. In summary, the new 
service includes all grounds maintenance and rapid response duties previously undertaken in 
Byker, but both teams will now work in partnership throughout the estate rather than as 
separate services. They will be collectively improving the environment whilst addressing 
additional issues such as moss, ivy removal and low height tree pruning when working across 
the estate (BCT previously paid supplementary charges for these services).  
 

14.2 The estate has been split into 8 areas and a work programme has been prepared to monitor 
progress throughout the estate. Over the next 6 months, BCT will be working with ICS to 
develop our own Tenant Grounds Maintenance Inspectors, who will regularly complete 
customer satisfaction cards for their area.  Implementation of this process will allow BCT to 
monitor performance against set KPI’s and measure improvements in satisfaction across the 
estate. Discussions have been held with NCC to retain tree services as ICS do not have in 
house arboreal services.  A budget will be set aside annually for emerging and emergency 
tree works (based on previous years experience). 
 

15. Housing and Planning Bill Update 
 

15.1 On 12 May 2016, the Housing and Planning Act received Royal Assent. It was introduced in 
the House of Commons on 13 October 2015 by the Secretary of State for Communities and 
Local Government, the Rt. Hon Greg Clark MP. This followed an announcement that was 
made in the 2015 Queen’s Speech that “legislation will be introduced to support home 
ownership and give housing association tenants the chance to own their own home.”  
 

15.2 The Housing and Planning Act 2016 contains provisions on new homes (including starter 
homes), abandoned premises, social housing (including extending the Right to Buy to 
housing association tenants; sale of local authority assets; ‘pay-to-stay’; secure tenancies), 
planning, compulsory purchase, landlord and property agents and public land (duty to 
dispose). A summary of the current situation is attached at Appendix A and a more in-depth 
update will be prepared for Julys Board meeting. 
 

16. Contact Officer 
 

16.1 If you have any questions about this report that you would like clarifying before the meeting, 
you can contact Jill Haley by telephone on 0191 290 3910 or email jill.haley@bykerct.co.uk  
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Appendix A 
 
The Housing and Planning Act  
 
The Housing and Planning Act received Royal Assent on Thursday 12 May. This note summarises 
the Act as it affects housing associations and outlines the changes made to it in parliament. 

Key changes to the Bill by parliament  
 
As the Bill passed through parliament, certain key elements as they relate to housing associations 
were altered. In summary:  
 
1. The clauses around Starter Homes – homes for market sale at sub-market rates – were 
debated at length. Concerns about the impact of Starter Homes on the delivery of homes for 
affordable rent were raised in the Lords and the Commons. A number of amendments were put 
forward by the Lords to try to address this concern but they were nearly all rejected by the 
Commons. The only notable change was to rural exception sites. Originally, councils were 
required to insist on Starter Homes being built as part of Section 106 obligations on all new 
developments. The Bill was changed so Starter Homes no longer need be built on rural exception 
sites, although this decision will ultimately lie with local authorities.  
 
2. The Voluntary Right to Buy agreement between housing associations and the Government. 
As the Voluntary Right to Buy is not statutory, the Act focuses solely on mechanisms to ensure 
that housing associations receive full compensation for any homes sold and provides the 
Secretary of State with powers to direct the regulator to report against the home ownership 
criteria.  
  
The Government's proposal to sell higher value local authority assets received much attention 
throughout the passage of the Bill. However, limited changes were made to the final Act. One 
change of note is that there will be two-for-one replacement of local authority homes sold in 
London, and one-for-one replacement of local authority homes sold outside London (though they 
don’t need to be built in the same local authority area).  
 
3. The Pay to Stay measures were changed to be voluntary for housing associations during the 
course of the Bill. Further amendments force the Government to review the definition of ‘high 
income’ every three years (taking into account CPI changes) and this review must be laid before 
both Houses of Parliament. In addition, a 15% taper will apply to incomes above the threshold – 
meaning that council tenants will contribute 15p in rent for every pound they earn above the 
relevant threshold.  
 
4. In addition to the Voluntary Right to Buy and making Pay to Stay voluntary for housing 
associations, the Act contains a range of other deregulatory measures including:  

 Changing the way that local authorities are involved with LSVT associations. This clause is in 
response to the recent ONS reclassification of housing associations.  

 A Special Administrative Regime for housing associations that become insolvent.  

 Removal of the Government’s powers of consent over the disposal of housing association 
property (both vacant and tenanted).  

 The removal of artificial restrictions on the valuation of housing association homes which have 
been transferred from a local authority.  

 Removal of government control over the voluntary winding up, dissolution and restructuring of 
housing associations.  

 Changes and limitations to the regulator’s powers to appoint officers and managers.  
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5. Changes to the planning system of relevance to housing associations included a new register 
of brownfield land and a new power for local authorities to grant planning permission in principle 
(this takes effect on 12 July 2016).  
 
What next?  
The next stage for the Housing and Planning Act is to add the details through regulations. 
  
Starter Homes: The Government is consulting on Starter Homes regulations and the resulting 
regulations will be affirmative (they will have to be approved by both Houses of Parliament) and 
will include:  

 The duration that a Starter Home must be held before it can be sold (probably somewhere 
between five and eight years), as well as the amount and timescale of the taper.  

 The percentage of new homes on a site that must be Starter Homes.  
 
Voluntary Right to Buy funding mechanism: Regulations subject to the affirmative procedure 
relating to the sale of high value local authority assets will be laid to define: what ‘higher-value’ 
means, how and when homes will be sold, and what happens to the sale proceeds.  
 
Pay to Stay: There are currently no timescales for the regulations for this measure.  
 
Deregulation: Regulations that will further define the LSVT amendment will be affirmative and are 
expected to take effect about two months from now.  
 
Planning changes: It’s expected that regulations around the supply of affordable homes on rural 
sites will be affirmative, though the Government has yet to indicate a date when they will be ready 
for Parliament to see. The Government’s technical consultation on planning, which will inform 
these regulations closed in April.   
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Board 08 June 2016 

 
Title: Health and Safety Update Q3 and Q4 2015/16 
 
Report By: Michelle Bell, Head of Property Investment, Development and 
Asset Management 
 
FOR INFORMATION 
 

Business Implications 

Risk  BCT’s Health and Safety Policy and management arrangements will 
proactively manage compliance with legislation and reduce the risk of any 
breaches in health and safety.  

Financial and Value for Money 
 

 BCT will with its contracting partners, manage health and safety risks to 
effectively reduce the risk of potential financial loss via litigation, accidents 
and incidents, staff absence or construction related delays. 

People/Consultation 
 

 BCT will ensure its health and safety management and monitoring measures 
are regularly reviewed in order to protect the health, safety and welfare of its 
staff, partners, contractors, tenants and members of the public as far as 
reasonably practicable. 

Equality and Diversity 
 

 This report ensures a non-discriminatory approach is adopted in our Health 
and Safety Policy and its management and monitoring processes.  

Environment Implications 
 

 BCT Board and employees will receive training as and when necessary to 
ensure all health and safety is monitored in the wider environment to 
guarantee the safety of our tenants and members of the public and that safe 
working practices are adhered to. 

Contractor Implications  A number of our legal and statutory health and safety responsibilities are 
delivered through our contracting partners. Close partnership working will 
continue with them to ensure all appropriate measures are managed and 
monitored. 

 
1. 

 
Recommendations 
 

1.1 The Board are recommended to note the contents of this report. 
 

2. Synopsis 
 

2.1 BCT have a moral and legal responsibility to ensure the health, safety and welfare of 
its staff, partners, contractors, tenants and members of the public as far as reasonably 
practicable. This report provides an overview of health and safety (H&S) activity 
between October 2015 and March 2016, to satisfy Board that BCT are complying with 
all relevant legislation.  
 

3. Background Information 
 

3.1 In May 2014, Board adopted BCT’s H&S Policy, which reflected the standards of H&S 
management that have been put in place to ensure that BCT meet their moral 
obligations and statutory requirements of H&S legislation. In April 2015, BCT carried 
out an annual review of the policy which was updated to reflect legislative changes and 
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amended codes of practice. This revision of the policy was agreed by Board on 05 
November 2015.  
 

3.2 BCT’s Office Manager and Welfare & Employability Support Worker are both designated 
‘first aiders’ and trained to the ‘emergency at work’ first aid standards. In preparation for 
the new service delivery arrangements from October 2016, both members of staff will 
receive full first aid at work training, from an HSE approved trainer, which will qualify 
them for 3 years to administer first aid. It is recommended that their training is refreshed 
annually during the 3 year certification period to help maintain skills.  
 

3.3 As an employer, BCT must comply with the requirements of the Health & Safety at 
Work Act 1974. This is a key piece of legislation covering H&S law, but we are also 
bound by other regulations such as the Management of Health & Safety at Work 
Regulations (1999), The Workplace (Health, Safety and Welfare) Regulations (1992) 
and the Regulatory Reform (Fire Safety) Order 2005. Our main responsibilities are 
identified in BCT’s H&S Policy, and BCT continue to comply. 

 
3.4 To ensure Board is satisfied BCT are compliant with all H&S legislation as a landlord, 

the Head of Property and Chief Executive monitor monthly, BCTs statutory H&S 
obligations delivered through our two main contractual agreements with Your Homes 
Newcastle (YHN) and Newcastle City Council (NCC) for:- 
1. The delivery of Housing Management and Other Services between BCT and YHN. 
2. The agreement for the provision of support services between BCT and NCC. These 

support services include grounds maintenance, street wardens, pest control and the 
Rapid Response Team. 

 
4. BCT Investment Programme 

 
4.1 The Construction Design and Management Regulations 2015 (CDM) place duties upon 

clients and contractors for construction related work involving work over 30 working 
days or 500 man hours. BCT continue to ensure all their duties under the CDM 
Regulations are being met and discharged where appropriate on capital contracts. 
 

4.2 Any reportable accidents or incidents on capital contracts categorised as RIDDOR 
(Reporting of Injuries, Disease and Dangerous Occurrences Regulations 2013), which 
require reporting to the Health & Safety Executive should also be reported to BCT 
Board. Between October 2015 and March 2016 there have been no accidents or 
incidents categorised as RIDDOR on BCT capital projects.  
 

5. BCT Leaseholders 
 

5.1 
 
 

BCT currently own the freehold to 26 leasehold properties across the Byker estate. BCT 
do not have a legislative requirement to carry out safety inspections on gas appliances 
within leasehold properties 
 

5.3 The total number of leaseholders with gas appliances is 9 
 

 
 
 
 
 

Total number of leaseholders purchased after 2009 2 

Total number of leaseholders purchased before 2009 of which:- 
Number of leaseholders subletting 
Number of leaseholders not subletting 

7 
2 
5 

 

5.4 Any leaseholder that purchased their property after 2009, is required under the terms of 
their lease with BCT to arrange an annual service and safety check of the gas 
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appliances in their home by an approved contractor and provide evidence of this to 
BCT. Both leaseholders have now provided copies of their valid CP12’s, and reminders 
will be sent to leaseholders prior to expiry reminding them to send in copies of the new 
gas safety certification.  
 

5.5 2 BCT leaseholders are subletting their property. If they are subletting their property on 
the basis of a tenancy agreement, they are obliged as a private landlord to have a valid 
gas safety certificate. One of these leaseholders has provided a valid CP12 and once 
again a reminder will be sent to the landlord prior to its expiry. The other sublet property 
is not subject to a tenancy agreement and is occupied by a family member, therefore 
HSE guidance doesn’t allow NCC to take enforcement action. This property is currently 
up for sale and once it is re-assigned YHN will request a CP12 from the new 
leaseholder. 
 

5.6 5 BCT leaseholders have gas appliances in their homes. YHN have written to the 
leaseholders again on 24 May 2016 advising of the importance of gas safety, and 
provided details of the gas servicing available by NCC. 
 

6. Q1 and Q2 2015/16 H&S Management - NCC  
 

6.1 BCT has a contract with NCC to deliver support services to the Byker estate including 
grounds maintenance, street wardens, pest control and the Rapid Response Team. As 
per BCT’s H&S policy, NCC are required to confirm the following information to BCT 
quarterly, with the information reported to Board every 6 months.  
 

6.2 Between October 2015 and March 2106 in relation to these contracted areas:- 
1. NCC continually review legislation that impact on H&S compliance for these service 

areas; 
2. They have amended codes of practice / risk assessments in these service areas and 

provided copies to BCT.  
3. NCC updated their Corporate H&S Policy Statement in February 2016. 
4. There has been one accident in Byker categorised as RIDDOR requiring reporting to 

the Health & Safety Executive. This accident occurred on 02 December 2106 and 
related to a gardener, who chipped a bone in his arm when the toolbox lid on the 
back of their vehicle was blown down in high winds. NCC have commenced 
installing chains to these boxes to prevent this type of accident occurring again. In 
this instance this was reportable due to the employee being off work for more than 7 
days and it being a fracture. 

 
7. Q1 and Q2 2015/16 H&S Management - YHN 

 
7.1 
 
 
 

BCT has a contract with YHN to deliver housing management and other services to the 
Byker estate. As per BCT’s H&S policy, YHN are required to confirm the following 
information to BCT quarterly, with the information reported to Board every 6 months.  
 

7.2 Between October 2015 and March 2016 in relation to this contract:- 
1. YHN continually review legislation that impacts on H&S compliance; 
2. YHN continue to undertake a review of all of their codes of practice and risk 

assessments. BCT will be provided with updated copies where amendments are 
made.  

3. YHN updated their H&S Policy in September 2014.  
4. There has been one accident in Byker categorised as RIDDOR requiring reporting to 

the Health & Safety Executive. This accident occurred on 09 December 2015 and 
related to an employee slipping and falling on the stairs in the concierge lodge in the 
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Byker Wall. In this instance this was reportable due to the employee being off work 
for more than 7 days.   
 

7.3 BCT meet with YHN monthly to manage the maintenance and H&S legislative 
compliance of BCT stock. All inspections are currently up to date with minor issues 
outstanding:- 
 

H&S Legislative 
Requirement 

No of location 
inspections 
across the 

estate 

Frequency Status Comments 

Fire risk 
assessments 

16 3 years  
All fire risk assessments in 

place 

Lift examination and 
testing 

16 Monthly  All lift inspections in place 

Water hygiene 7 Monthly  
All water hygiene inspections in 

place. 

Communal Area 
Asbestos Monitoring 

27 Annual  

All blocks to be inspected to 
ensure accurate data transfer to 

the CSV and inspections 
complete during Q1 2015/16. 

Portable Appliance 
Testing (PAT) 

5 Annual  
All PAT testing of electrical 

appliances in place 

Emergency Lighting 35 Quarterly  
All inspections of communal 

lighting in place. 

Fire Fighting 
Equipment 

14 Annual  All inspections complete. 

Gas Servicing 138 homes Annual  
All gas servicing inspections 

valid 
 

 
7.4 
 
 
 
 
 
 
7.5 
 
 
 
7.6 
 
 
7.7 

 
Communal area asbestos monitoring is carried out annually to 27 of BCT’s communal 
areas and includes 5 district heating sub stations. This monitoring is based on surveys now 
in excess of 10 years old. In order to prepare for the new service delivery arrangements, 
BCT have been working with YHN to undertake new communal asbestos surveys. As staff 
in YHN are trained to undertaken asbestos surveys they have been working full time in 
Byker to complete the surveys by the end of Q1 2016/17.  
 
BCT have provided YHN with a full block schedule and requested that all communal areas 
are checked for asbestos and any recent changes to fire risk assessments to ensure up to 
date reports are prepared for handing over to ISOS Complete Support at the end of Q2.  
 
As Chirton House will be coming out of defects Q1 2016/17, the block will be added to all 
the applicable monthly, quarterly and annual inspection contracts. 
 
There remains an amber status relating to emergency lighting inspections.  This is due to 
five district heating sub stations requiring the installation of emergency lighting which are 
being installed as part of the work package 2 contract and will be complete by the end of 
2016. The Q4 inspection of Spires Lane Community Room was unable to be carried out 
due to access problems. Emergency lighting upgrades to The Chevron and Byker district 
heating office are now complete.  
 

7.8 
 
 

All electrical installations deteriorate with age and use. Domestic properties should be 
checked at least every 10 years, 5 years if they are a modern homes internal omit or upon 
change of occupancy to ensure they are in a satisfactory condition in accordance with 
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current wiring regulation. Currently 5 properties have outstanding electrical testing despite 
numerous attempts to gain access. Unlike gas, YHN have no powers of entry through the 
environmental protection act. NCC are working closely with the local housing office to gain 
access to these properties.  
 

7.9 YHN have a robust system in place to ensure that 100% gas servicing inspections are 
carried out annually on behalf of BCT. BCT currently have 138 homes in the gas servicing 
contract and monitor inspections monthly with YHN.  All inspections are currently valid and 
YHN are liaising with the utilities providers regarding 53 (of 138) properties that are 
pending a gas meter removal which will assist these tenants, who currently receive a 
standing charge for the meter from their utility companies. 12 responses have been 
received so far from tenants, and YHN are working with the suppliers to get these meters 
removed (predominantly British Gas).  
 

8. 
 
8.1 

Contact Officer 
 
If you have any questions about this report that you would like clarifying before the 
meeting, you can contact Michelle Bell by telephone on 0191  290 3912 or email 
michelle.bell@bykerct.co.uk  
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