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Foreword 
 
 
We are pleased to introduce this Empty Property Strategy 2010 Rotherham Ltd. 
 
It represents our corporate commitment to take a structured approach and place local 
people, our employees, our partners, and the community at large at the heart of all 
that we do. 
 
Our strategies are evidence that we are serious about bringing positive change within 
the organisation, and proof that we know more needs to be done through actions 
listed in the Action Plans. 
 
We know that to succeed we need to work with local people and with local 
organisations to demonstrate that we are working for our communities, and we look 
forward to working with customers in delivering the commitments made in this 
strategy. 
 
 
 
Colin Earl 
Interim Chief Executive 
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1.0 Introduction 
 
This Empty Property Strategy describes the future vision and the key actions 
required to achieve excellence in the management of Rotherham’s empty Council 
dwellings. 
 
This strategy is built on the fundamental premise that all partners involved in taking it 
forward have equal status and contribution to make to its delivery. 
 
The Strategy provides a framework for this joint working to deliver one service that 
understands its ambitions and delivers against key targets set out in this document. 
 
The strategic Action Plan sets out the key targets for improving the service and 
arrangements for monitoring progress (section 8 Performance Management).  We will 
report publicly on performance in our annual report. 
 
This strategy will identify the links to the strategic documents below, ensuring all 
actions are corporately agreed to complement the organisation’s goals as set out in 
the: 
 

• Delivery Plan 
• Investment Plan 
• Repairs and Maintenance strategy 

 
It is recognised that there will always be a number of empty dwellings across the 
Borough in order to allow the Housing System to function effectively and to facilitate 
both residential mobility and the improvement or redevelopment of the housing stock.  
However, 2010 Rotherham Ltd recognises that empty property turnover rates and the 
number of long-term properties need to be kept to a minimum.  Long-term empty 
properties tend to attract anti-social behaviour such as fly tipping, vandalism and 
drug taking and other related issues that affect the health and wellbeing of a 
neighbourhood.  In addition, where there is a disproportionate number of such 
properties, they can be an indicator of failing communities and can deter further 
inward investment and become counter-productive to any efforts to make an area 
prosperous and sustainable. 
 
2010 Rotherham Ltd recognises that the approach it takes to dealing with empty 
properties must be set within a wider partnership framework.  Although empty 
properties can be a symptom of decline, dealing with them in isolation will not be 
sufficient to turn around the sustainability of the areas they affect.  In order to 
stimulate and maintain demand for council properties and to rebuild sustainable 
communities, 2010 Rotherham Ltd recognises the need to work as a wider 
partnership of Rotherham Metropolitan Borough Council (RMBC) and other partners.  
Consequently this strategy needs to be linked and considered in conjunction with the 
following key documents:- 
 

• Rotherham Housing Strategy 
• Local Area Agreements 
• Homelessness Strategy 
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Purpose of the Strategy 
 
 
To reduce the number of long-term empty properties (ie void more than 6 months) 
that are having a detrimental effect upon the communities in which they are situated. 
 
To set out mechanisms that will prevent tenancies failing and in particular those 
tenancies that fail during the first 6 months. 
 
To maintain and improve the empty property turnover rates. 
 
To continue to identify the ongoing situation with regard to the number, distribution 
and type of void council property throughout the borough, and to establish any trends 
which exist as to the reasons for these voids. 
 
To continue to devise solutions that will address the reasons why properties become 
void. 
 
To set out an action plan with targets and milestones to deliver the strategy up to 
2010. 
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2.0 Strategic Objectives 
 
 

• To continue to reduce the number of long term empty properties (void more 
than 6 months) that are having a detrimental effect upon the communities in 
which they are situated throughout Rotherham. 

 
• To continue to identify and continually monitor the scale and distribution of 

vacant properties in relation to the total Council Housing stock within 
Rotherham.  

 
• To develop an understanding of changes in the nature and extent of void 

properties throughout Rotherham as an ongoing process.  
 
• To continue to monitor and review the existence of long term voids and identify 

any emerging ‘hot spots' or high concentrations of void properties within 
Rotherham.  

 
• To establish, within the identified areas of high concentrations of void 

properties, the prime reasons for their existence and their prolonged empty 
status, specifically with regard to the implications of the stock condition and 
any associated problems such as crime, vandalism, etc. 

 
• To raise awareness of the issues surrounding void properties. 
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3.0 Equalities and Diversity 
 
 
The Board of 2010 Rotherham Ltd recognises its responsibility to challenge both 
direct and indirect discrimination, and to promote community cohesion. 
 
In the Delivery Plan it states that in terms of Equalities and Diversity 
 “We have worked with the Council to attain level 2 of the Equality Standard for Local 
Government, and are implementing a comprehensive training programme for staff, 
Board members and community representatives.”   
 
Whilst the improvements to date that both 2010 Rotherham Ltd and RMBC have 
undertaken on Equalities and Diversity are self assessed at working at level 2/3 of 
the Local Government Standard and in some areas of good practice level 4.  Further 
work, however, is required to ensure that full progression to level 3 is achieved.  For 
the organisation to achieve level 3, it will have to prove it has set and worked towards 
equalities targets across its service delivery as well as having identified areas of 
weakness and tailored specific services to meet the needs of minority groups 
ensuring inclusiveness.    
 
Training on Equalities and Diversity is undertaken by every employee on an annual 
basis.  It is tailored to meet the needs of the trainee, for example Managers are 
trained and updated on relevant legislation to ensure compliance.  This has 
previously been delivered by a number of external training organisations but is now 
undertaken in house by the Equalities and Diversity Manager to ensure consistency 
across the organisation.   
 
All new or revised Policy and Procedures within 2010 Rotherham Ltd require an 
Equalities Impact Assessment to have been completed before they can be formally 
agreed.  Policies relating to void property management that have undergone an 
Equalities Impact Assessments are: 
 

• Allocation Policy 
• Key Choices (Choice Based Letting) Procedures 
• Tenants Recharge Procedures   
 

Performance management of Equalities and Diversity was introduced initially in 2007 
and is to be rolled out across the organisation in 2008.  This is to ensure that 2010 
Rotherham Ltd identifies any discriminatory practice which results in barriers to 
groups accessing the service, and endeavours to improve performance by setting 
targets for identified areas of weakness.  This is monitored at a corporate level.  
Monitoring of void property management for Equalities and Diversity will be 
introduced from April 2008.  The Housing Register will be compared against 
Rotherham’s census data to identify any disproportionate representation by any 
groups, (covering age, ethnicity, disability and gender).  Refusal rates are also to be 
monitored by those four strands of diversity. Customer satisfaction monitoring will 
also include faith and sexual orientation and Transgender status.  This is planned for 
September 2008.   
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All of this work, ongoing and planned, will ensure that there is a robust approach 
taken within 2010 Rotherham Ltd to deliver an inclusive and fair service.  All service 
developments are subject to consultation via the Voids Service Improvement Group.  
The group is made up of tenant and Rotherfed members.  This gives customers the 
opportunity to impact positively on the organisation and contribute to delivering the 
Mission and Vision for Rotherham. 
 

8 
 
 
 



  
4.0 Sustainable Communities and Tenancy Management   
     
Neighbourhoods with a number of void council properties create a poor impression 
and   can affect the community by reducing their sense of worth.  This will be 
compounded if the void properties are long term vacant.  The social impact can be 
reduced community cohesion because of anti social behaviour (ASB) impacting 
negatively on the lives of the residents.  This is a drain on resources within 2010 
Rotherham Ltd and partner agencies when addressing the acts of ASB.  Whilst 
partner agencies involved in enforcement action can be clearly identified, agencies 
addressing individuals affected by ASB, for example the Primary Care Trust, where 
health has deteriorated, are not captured, but the resources of the service will be 
affected by the impact of ASB.   
 
Actions have already been taken to improve the standard of void properties whilst 
they are vacant.  These are:- 
 

• Introduced Void garden management procedures November 2007 
• Minimum lettable standard agreed 
• Weekly visits by Neighbourhood based staff to monitor vacant council 

dwellings 
 
From June 2007 the Consolidated Voids Team has provided clear accountability for 
void property management, reducing the number of long term voids from 111 to 57, 
while the total number of voids across Rotherham is 320, this is 1.45% of the Council 
Housing stock (as of January 2008).  
 
The benefits of reducing the number of long term voids and the total number of voids 
in Rotherham to improve sustainability are identified below:- 

• Reduced ASB 
• Improved community cohesion 
• Reduce negative impact on health 
• Increased rental income 
• Improved numbers of sustainable tenancies 
• Reduced direct and indirect cost of managing void properties 
• Increased sense of worth for communities and improved reputation of the area  
• Improved reputation of neighbourhoods with a previously high number of long 

term void proper 
 

Reducing Homelessness  
Close working with the Neighbourhood Teams to identify and support “at risk” 
tenancies such as those suffering from hate crimes or domestic violence will help 
reduce the number of failing tenancies.  The Introduction of two Tenancy Support 
Officers via the Safer Estates Team will also assist in reducing the number of failing 
tenancies.  Vulnerable tenants will be identified during the sign up process and 
referred direct to the Tenancy Support Officers. 
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Neighbourhood Walkabouts that identify privately owned vacant properties that are in 
a poor state of repair or of an unkempt appearance, will be referred directly to the 
Neighbourhood Enforcement Team who will formally address the negative 
environmental impact and take appropriate legal action to address the problem.  
 
Forging links with local schools and youth groups within identified areas will allow 
2010 Rotherham Ltd to actively work to alert young people to the potential dangers 
within void properties and the surrounding area and the effect of ASB. This is 
essential as it engages a sense of ownership by children and youths within the 
targeted area.  
 
The quality of the service provided by 2010 Rotherham Ltd is monitored monthly by a 
team of tenant inspectors.   This will ensure that the service is developing in a way 
that is led by tenants and will deliver improvements that will reduce the number of 
tenancies lasting less than 12 months.  The number of new void properties will then 
decrease, which will support communities and individual neighbourhoods to 
improving sustainability. 
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5.0  Environmental Management  
The built environment has a major impact on the wellbeing of individuals.  A poor 
environment can impact on health, education, employment, crime etc, so it is 
important that this is recognised and addressed as part of the Void Property Strategy.   
 
Whilst the Decent Homes programme in Rotherham will go a long way to improving 
the built environment, there is still further work to be undertaken. 
 
Fuel poverty is a real issue for families and individuals on low income or housing 
benefit in Rotherham.  It is estimated that fuel poverty affects 13% of current Council 
tenancies and is a key area to be developed to support new tenancies.  The points 
below show how 2010 Rotherham Ltd is seeking to reduce potential fuel poverty for 
new tenants:- 
 

• Supply Energy Performance Certificates (EPC) for all void properties 
• Add the EPC rating to the property advert via Key Choices 
• Use the above information to inform future programmed maintenance plans for 

estates/property types that require energy efficiency investment such as cavity 
wall or loft, insulation 

• Provide every void property with a minimum of four energy efficient light bulbs 
 
Continued partnership working with Home Energy Advice Team is expected to 
identify elements of work that can be undertaken to improve the energy efficiency of 
properties as part of the void maintenance work.  This will result in reduced energy 
costs for new tenancies.  The Affordable Warmth Strategy identifies that this is a 
positive development and will be used to monitor progress. 
 
There are two direct environmental impacts associated with the Voids Team.  These 
are, fuel used in operational transport and the materials removed from, and 
introduced to, void properties.   
 
A review of the transport needs within the Voids Team is planned for 2008 with a 
brief to reduce the number of vehicles required.  The review will consider the In 
House Service Providers transport needs and renegotiated Service Level Agreement 
with Translink. 
 
The majority of waste materials removed from void properties are not recycled by 
2010 Rotherham Ltd.  All precious metals recovered from void properties are 
recorded and recycled centrally.  Closer working with 2010 Rotherham Ltd’s 
Environmental Improvement Manager will identify further opportunities to improve the 
amount of material waste removed from void properties that can be recycled. 
 
Closer working with RBT and suppliers is required to ensure that all products used in 
bringing a property to the lettable standard (kitchens, bathrooms etc) have been 
purchased with the environmental impact having been considered.  
 
Environmental management as stated in the Investment Plan for 2010 Rotherham 
Ltd (page 45), is being developed both internally and externally to reduce identified 
negative environmental impacts caused by actions relating to service delivery.  
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6.0 Partnership Working  
 

The partners involved in delivering the void service are both cross directorate within 
2010 Rotherham Ltd and RMBC.  The partners associated with void management 
and delivery, are identified below: 
 

Process Provider 

Allocation 

Housing Advice RMBC & 2010 Rotherham Ltd 

Application input RMBC & 2010 Rotherham Ltd 

Change of circs/application update RMBC & 2010 Rotherham Ltd 

Placing a bid, phone, internet 

Neighbourhood Office, text 

RMBC,  2010 Rotherham Ltd and RBT 

Management transfer RMBC & 2010 Rotherham Ltd 

Short list produced RMBC 

Verification of applications – med priority & 

Sheltered Team 

2010 Rotherham Ltd – Med Pri & 

Sheltered Team 

Offer/viewing – agree repairs 2010 Rotherham Ltd 

Signup 2010 Rotherham Ltd 

Complete repairs 2010 Rotherham Ltd 

Houseproud visit 2010 Rotherham Ltd 

Termination 

Termination request 2010 Rotherham Ltd 

Pre term visit – identify repairs 2010 Rotherham Ltd 

Advert produced RMBC & 2010 Rotherham Ltd 

Property advertised RMBC 

Hand keys in – void work ordered 2010 Rotherham Ltd 

Gas & Electric checks 2010 Rotherham Ltd 

Pre let standard achieved 2010 Rotherham Ltd 

Viewing 2010 Rotherham Ltd 

Post let work completed 2010 Rotherham Ltd 
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The partners are managed within their programme area or directorate, and each has 
individual targets that they aspire to achieve, both quantitative and qualitative.  Whilst 
individually all partners are developing service improvements, there is presently not 
an overall coherent service improvement programme. This is an area of weakness 
that is recognised and work is underway to harmonise the elements of the void 
management process.  The appointment of a Voids Controller within 2010 
Rotherham will assist in addressing the issue in the short to medium term, as part of 
the job description states “the post holder will also be responsible for building 
stronger working relationships with internal and external stakeholders” and for the 
long term future, a one service approach will be considered to allow maximum 
efficiencies to be realised. 
 
For the service to develop post 2010, partnerships with RSLs and/or other private 
sector landlords should be considered as a desirable objective.  For this reason, it is 
fundamental that all service providers work to harmonise the service delivery and be 
collectively managed by one Programme area.  As 2010 Rotherham Ltd is 
established as a successfully performing 2 star housing management organisation, it 
would be reasonable to expect for it to lead on this, as it would be able to provide a 
full housing management function to RSLs and/or private sector landlords without 
undergoing a major strategic restructure.   
 
For this to progress RMBC and 2010 Rotherham Ltd will be required to review  what 
services are provided by Neighbourhoods and 2010 Rotherham Ltd, with a medium 
to long term view of what improvements can be achieved by harmonising the 
management structure of these services.  
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7.0 Value for Money 
 

In 20006/7 benchmarking was undertaken by Housemark.  The results compared 
2010 Rotherham Ltd performance and cost against the ALMO comparator group, as 
well as some high level national comparisons. 
 
The tables below identify 2010 Rotherham Ltd as having the second lowest overhead 
per property, the second lowest costs on office accommodation and mid table costs 
for void property management. 
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The chart below shows the average relet time for 2006/07 

 
 

The above charts clearly demonstrate that the service provided by 2010 Rotherham 
Ltd is Value for Money in comparison to other national service providers.   
It is noted that current performance (January 2008)  is at just below 6 weeks, this is 
due to specific issues identified in relation to Decent Homes work.   
 
A full review of the Voids Service was undertaken in 2007 and identified 
organisational efficiency savings by restructuring the void management activity into 
one consolidated team.  This reduced duplication and increased specialised 
knowledge.  The consolidated team includes the Void Repairs Team as well as the 
Void Allocation Team (see structure chart next page). 
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The one team approach gives a consistent service to customers whether that is 
internal partners or external stakeholders.  The cost of delivering the voids service 
was identified through activity based costing in 2007.  The Activity based costing 
exercise is to be repeated in 2008 to identify the level of savings made against those 
expected. 
 
Anticipated efficiencies achieved by the Voids Repairs Team are expected to reduce 
the average cost from £1450 to below £1250 for each void property from April 2008.  
In 2008/09, this will give an additional £280k to be reinvested in reducing the number 
of voids in Rotherham, and then as a cashable efficiency for 2009/10.  Procedures 
are in place to ensure the harmonisation of the Decent Homes work and void 
property repairs.  This is to ensure all possible efficiencies are achieved and the 
specifications are equitable. 
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8.0 Performance Management  
 
Historically in Rotherham, performance indicators for void properties have been 
based solely on national performance indicators for re let times.  Whilst this has 
driven continual improvements the service has not been as customer focused as it 
could have been.  The Void Service Review identified a number of key areas that 
customers identified for improvements.  The main one being consistency of service, 
hence the Consolidated Voids Team.  Seven overarching recommendations were 
made with a total of 51 actions to be delivered over the next two years.  The resulting 
Action Plan is monitored via the one to one process between the Voids Manager and 
the Assistant Director of Neighbourhood Management.    
 
Through the above process and the Performance Management Framework within 
2010 Rotherham Ltd, it has highlighted the need for local performance indicators to 
identify specific areas of the service that are performing well and those that require 
improvement.   
 
The performance indicators to be reported on formally in 2008/09 are: 
 

• BV 212 – Time taken to relet a void property (National) 
• BV 69 – Rent loss through voids (Local) 
• HES 5 – The percentage of tenancies not lasting 12 months (Local) 

 
The additional local performance indicators to be monitored in addition are: 
 

• The time the keys are with the Voids Repair Team 
• The time from shortlist completion to tenancy sign up 
• The average cost of non capital repairs to void properties 
 
• The number of Houseproud visits completed as a percentage 
• Customer satisfaction by diversity strand 
• Access to the Allocation system by minority groups 
• The percentage of the Council Housing stock that is void 
 

The above performance indicators that are reported on formally will be part of 2010 
Rotherham Ltd’s monthly performance report that is published, and the local 
performance indicators that are to be monitored will be reported on at the monthly 
Corporate Performance Meeting.  All the above performance indicators will be 
reported quarterly at the Performance Committee.  We will also report publicly on 
performance in our annual report. 
 
 
 
 
 



9.0 Strategic Empty Property Action Plan  

 
Action Community 

Theme(s) 
Timescales and 
milestones 

Accountable 
officer 

Monitored by Priority Targeted 
outcome 

Measures(s) 

Monitor the 
Voids 
service by 
Diversity 
Strand 

Alive  
Leaning  
Proud 
 

Monitoring 
Equalities  & 
Diversity of the 
Voids service 
April2008 
 
Recording of 
satisfaction levels 
by diversity 
September 2008 
 
Develop  service as 
required from 
diversity 
Monitoring  
January 2009 

Consolidated 
Voids Manager 

Corporate 
Performance  
Meeting 
 
Performance 
Committee 
 
Void Service Plan 

High A tailored voids 
service that 
meets the needs 
of minority 
groups. 
 
Improved 
satisfaction 
levels of all 
diverse 
customers 
accessing the 
service. 
January 2009 

2010 Rotherham 
will know it is 
meeting the 
needs of all 
customer 
accessing the 
voids service 

Reduce the 
number of 
failing 
tenancies 
(not lasting 
12 months) 
 

Achieving 
Proud  
Safe 

Introduce 
monitoring 2008 
 
Continually improve 
performance 

Consolidated 
Voids Manager 
 
Safer Estates 
Manager 
 
Neighbourhood 
Mangers 

Corporate 
Performance  
Meeting 
 
Performance 
Committee 

High Reduced number 
of failing 
tenancies by 10% 

Reduced number 
of failing 
tenancies, 
improved 
sustainability. 
 
 

Reduce the 
number of 
vacant 
Council 
dwellings 
across 
Rotherham 

Proud 
Achieving 
Safe 

Introduce 
monitoring 2008 
 
Continually improve 
performance 

Consolidated 
Voids Manager 
 
Voids Repairs 
Coordinator 

Corporate 
Performance  
Meeting 
 
Performance 
Committee 
 
Void Service Plan 
 

Medium Reduced number 
of vacant Council 
Dwellings by 10% 

Reduced rent loss 
through voids. 
 
Increased 
number of 
affordable homes 
across Rotherham 
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 Action Community 
Theme(s) 

Timescales and 
milestones 

Accountable 
officer 

Monitored by Priority Targeted 
outcome 

Measures(s) 

Reduce the 
percentage 
of Council 
tenants 
directly 
affected by 
fuel poverty 
 
 

Proud 
Achieving  
Safe  
 

Introduce EPC 
ratings for void 
properties 2008 
 
 

Consolidated 
Voids Manager 
 
Voids Repairs 
Coordinator 

Corporate 
Performance  
Meeting 
 
Void Service Plan 

Medium  Reduced failed 
tenancies due to 
fuel poverty by 
10%  

Reduced number 
of failing 
tenancies,  less 
council tenants 
affected by fuel 
poverty 

Increase 
efficiency 
and service 
delivery by 
having a one 
service 
approach to 
Vacant 
Council 
dwelling 
Management. 
 

Learning 
Achieving 

Review the delivery 
of the allocation 
and letting process 
provided by all 
agencies  
 
January – June 
2009 

Void Manager PDR 
 
1-2-1 

Medium / Low One joined up 
service provider 
for Allocations & 
Lettings of 
Council 
Dwellings. 
Reduce costs 
and improve 
performance. 

Improved 
customer 
satisfaction 



 

 

10.0 How to get more Help and Information 
 
To access our services you can: 
 
 

• Visit our website at either: 
o www.2010rotherham.org       www.rotherham.gov.uk 

 
• Telephone one of our offices on the numbers below 
 
• Visit our council offices, where we will provide induction loops and text-talk facilities 

at all of our reception points 
 
• Send a letter to any of our offices using the addresses below 

 
Speak to your Neighbourhood Champion or Neighbourhood Housing Officer who 
manages your area.  They can be found at your local Neighbourhood Office: 
 
Monday  8:45am to 4:30pm 
Tuesday  8:45am to 4:30pm 
Wednesday  9:00am to 6:00pm 
Thursday  8:45am to 4:30pm 
Friday   8:45am to 4:30pm 
 
Maltby Neighbourhood Office 
Civic Centre, High Street, Maltby, Rotherham S66 8LE 
Tel: (01709 812637   
Fax: (01709) 815350 
 
Dinnington Neighbourhood Office 
New Street, Dinnington, Sheffield S25 2EX 
Tel: (01909) 334430   
Fax: (01909) 568582 
 
Wath Neighbourhood Office 
Town Hall, Church Street, Wath, Rotherham S63 7RE 
Tel: (01709) 873678   
Fax: (01709) 879568 
 
Swinton Neighbourhood Office 
Swinton Customer Service Centre 
Station Street, Swinton, Mexborough S64 8PZ 
Tel: (01709) 334628   
Fax: (01709) 578079 
Opening times: 8:30am to 5:30pm Monday to Friday 
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Rawmarsh Neighbourhood Office 
Rawmarsh Hill, Parkgate, Rotherham S62 6DT 
Tel: (01709) 336587   
Fax: (01709) 525973 
 
 
East Herringthorpe Neighbourhood Office 
16/18 Ridgeway, East Herringthorpe, Rotherham S65 3PG 
Tel: (01709) 336947   
Fax: (01709) 852946 
 
Greasbrough Neighbourhood Office 
Munsbrough Rise, Greasbrough, Rotherham S61 4PU 
Tel: (01709) 336917   
Fax: (01709) 553458 
 
Kimberworth Park Neighbourhood Office 
St John’s Green, Kimberworth Park, Rotherham S61 3JL 
Tel: (01709) 336926  
Fax: (01709) 515368 
 
Town Centre and Aston Neighbourhood Offices 
One Stop Shop 
Civic Building, Walker Place, Rotherham S65 1HX 
Tel: (01709) 382121   
Fax (01709) 823420 
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11.0 Glossary  
 
 
ALMO     Arms Length Management Organisation  
ASB     Anti Social Behaviour 
BVPI     Best Value Performance Indicator 
Consolidated Voids Team  Joint Void Allocations and Repairs Team  
EPC     Energy Performance Certificate 
Houseproud    New Home Service Standard 
HES     Local performance indicator 
IHSP     In-House Service Provider (Repairs) 
Rotherfed    Rotherham’s Federation of Tenants  
RMBC     Rotherham Metropolitan Borough Council 
RBT     Rotherham Brought Together (Strategic IT partner) 
Safer Estates Team   Dedicated team to address issues of Anti Social  
     Behaviour 
Tenancy Support Officers  Dedicated member of staff to support failing tenancies 
Translink     Strategic transport partner 
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If you would like to speak to someone about this document 
or receive it in large print or Braille please contact the Voids 
Team on 01709 822200 
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