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1 Purpose of Report

1.1 The report provides Members with an update on the performance of Rochdale     
Boroughwide Housing for quarters 3 and 4 in 2015/16 in relation to the 
achievement of the aspirations, commitments and promises set out in the Councils 
formal tenants consultation (offer) document “Your Home Your Choice” for the 
housing stock transfer process.

      
           1.2 Promises are new initiatives or projects that RBH has said it will deliver,
                   commitments are pre-transfer service levels that RBH will maintain and
                   aspirations are things that RBH would like to do, but are not guaranteed as there
                   is no specific funding in its business plan and delivery may be adversely affected
                   by issues such as the impact of welfare reform.

         1.3 The report also provides some additional key performance information and
                   updates on the organisations development programme and on how RBH is 
                   working in partnership with the Council, local agencies, other registered providers, 
                   the Homes and Communities Agency (HCA) etc to deliver key strategic priorities.

2 Recommendations

            2.1 Members are requested to note the performance of Rochdale Boroughwide
       Housing.

Reason for recommendation

            2.2 The Overview and Scrutiny Committee at its meeting on 4th October 2012 agreed a
                  process for monitoring the Performance of Rochdale Boroughwide Housing
                  (RBH), in relation to the aspirations, commitments and promises made to tenants
                  by the Council in the formal stock transfer “offer” document. The process involves

      regular reports to Overview and Scrutiny Committee using the tables attached.



3 Background

3.1 The “offer” document contained a total of 50 promises, 50 ongoing
                  commitments and 20 aspirations to be delivered by RBH over the 5 year period
                  following the stock transfer.

            3.2 Attached as Appendix 1 and Appendix 2 to the report are updated tables showing
                  the progress RBH has made in achieving the promises and commitments.

      The tables also set out how delivery is being measured.

Promises

            3.3 With regards to the 50 Promises 26 have been completed. Of the remaining 24
                  promises 17 are categorised as green (on target), 3 are amber (concern that
                  the target date may not be met) and 4 are behind target

                 The 4 promises behind target are: 

                  • Improved community caretaking and cleaning services (Promise No 9)
                  • Look at ways to respond faster to environmental issues and problems
                    areas. (Promise No 13)
                  • Involvement of tenants in paid work and volunteering to be a central aim of
                     RBH Employment Strategy (Promise No 15)
                  • Invest in more advice, guidance and signposting for tenants from its
                     Employment Adviser giving them help to access training or find work
                     (Promise No 22)

                 The 2 promises which are categorised as amber are:

                  • Encourage older residents to use IT (Promise No 30)
                  • Improved Repairs Response Times ( Promise No 31)

      Progress in respect of the promises is provided in Appendix 1.

            Commitments

            3.4 Progress in respect of the 50 commitments is provided in Appendix 2. One of the
                  commitments has been completed and RBH is currently meeting all of the
                  remaining 49 commitments set out in the offer document.

            Aspirations

            3.5 Appendix 3 shows the progress that RBH has made in respect of the 20 
                  Aspirations in the offer document, five of which have been completed and signed 
                  off by RBH.

           Performance 

            3.6   In addition to the submission of progress reports to Overview and Scrutiny
                    Committee officers from Strategic Housing services meet on a regular basis with
                    representatives from RBH to monitor performance in respect of a range of issues
                    including stock transfer obligations, governance and risks and Service Level
                    Agreements.



            3.7   RBH have obtained grant funding through the Affordable Houses Programme     
                    2015-18 to support the development of 5 new build housing schemes. These 
                    schemes will deliver a total of 79 homes for affordable rent.

            3.8   One scheme commenced in quarter one of 2015/16 and a further two schemes 
                    started in the final quarter of 2015/16. The three schemes which commenced in 
                    2015/16 are set out in the table below:
                    

Scheme Title Units
Longridge Drive, Heywood 26
Queens Drive, Rochdale 11
Daventry Road, Rochdale 20

  
            3.9   The table below provides information regarding  RBH property sales over the 
                     last 3 years  through preserved right to buy (RTB)and the right to acquire 
                     scheme. 
 

                     Scheme 2013/14 2014/15 Sales in 
Quarters 1
and 2 
2015/6

Sales in 
Quarters 3
and 24 
2015/6

Right to Buy 85 102 23 76
Right to Acquire 0 1 14 1

           3.10 The Affordable Homes Programme Framework which was published in January
                   2011 introduced a new funding model based on affordable rents. The framework
                   requires RP’s to finance a greater proportion of the cost of new affordable homes
                   themselves, through increased borrowing. In order to fund this borrowing
                   Providers are encouraged to convert existing social homes to affordable rent
                   which will provide higher rental income.

           3.11 Strategic Housing is monitoring both the level and location of affordable rent
                   conversions across the borough. The number of affordable rent conversions
                   carried out by RBH between the start of April 2011 and the end of March 2015
                   was 247. The conversions figure for quarters 1 and 2 in 2015/16 was 25 and for 
                   quarters 3 and 4 was 34

           3.12 Since RBH launched its membership scheme in 2012/13 there has been a steady
                   growth in the number of tenants and employees choosing to become members
                   (co-owners of RBH). The position regarding tenant and employee members as at
                   31st March  2016 is set out in the table below:
                    

Membership Type Total Current members
as at 30/9/2016

Target figures up 
to July 2015

Tenants 15,685 4,296 (27.4%) 25% (equates to 
3,921 members)

Employees 668 555 (83.1%) 80% (equates to 
534 members)

Total 16,353 4,851

3.13 The targets shown above were set out in the RBH membership strategy. There 
         are currently no subsequent targets, however, RBH anticipate that their
         Representative Body will consider future targets as part of the current review of 
         the membership strategy. 



3.14  Reducing the number of empty homes remains one of main operational    
         challenges faced by RBH. There are significant numbers of empty homes which 
         are proving difficult to let due to low demand and as a result of the changes in 
         welfare reform. The numbers of empty homes has fallen from a peak of 555 in 
         May 2014 to 260 properties as at 31st March 2016.

3.15  RBH is currently  undertaking a business process review of empty  homes with 
         the main emphasis on completing as much work or pre  planning/advertising and 
         viewing during the 4 weeks notice period to reduce relet  turnaround times 
         Overall numbers are being reduced by looking at demolition or disposal where 
         properties have no demand. 

            3.16 Under the terms of a Housing Agency Agreement, which forms part of the 
                    Transfer Agreement, RBH manages the Common Housing Register (CHR) and 
                    Choice Based Lettings (CBL) system within the framework provided by the 
                    Council’s Allocations Policy. Eight housing associations are partners in the CHR 
                    and CBL schemes. Under this arrangement a close working relationship exists 
                    between RBH and the Council’s Strategic Housing Team. In quarters 1 and 2 of 
                    2015/16 RBH allocated a total of 863 homes including 71 homes for the 8 
                    housing association partners. In quarters 3 and 4 707 homes were allocated by
                    RBH including 128 for housing association partners.

            3.17 As part of the transfer agreement a protocol was agreed regarding how enquiries
                    from Councillors would be dealt with and responded to. Member complaints and
                    enquiries to RBH are processed and monitored by the organisations Customer
                    Feedback Co-ordinator. The figures 2015/16  are shown in the table
                    below. RBH aim to respond to Councillor enquiries within 10 working days  
                    although on some occasions, due to the complexity of certain cases, this may not 
                    be possible. The combined response times for Councillor enquiries and 
                    complaints submitted in quarters 3 and 4 was 6.2 days.

Type Quarters 1 and 2 Quarters 3 and 4
Councillor Service 
Requests/Enquiries

167 125

Councillor Complaints 3 1
              
            3.18 The stock transfer agreement contains a VAT shelter arrangement allows RBH to
                    obtain the same VAT exemption as the Council on its capital works . This was
                    achieved by the Council entering into a development agreement with RBH, which
                    allows full recovery of any VAT incurred by RBH in carrying out the works. 

3.19 The current estimate is that the Council will receive, in total, £14.2m as a result of 
the VAT shelter arrangement. The Council received £3.6m in 2015-2016 and, to 
date in the current year a further £84.6k, taking the overall total that the council 
has received to £10.9m.

3.20 The stock transfer agreement requires RBH to continue to work with and support 
                    the Tenant Management Organisations (TMO’s) at Turf Hill, Hollin and Coverhall
                    as set out in the Consultation Document. The current position regarding the three      
                    TMO’s is as follows:

                     Cloverhall Tenants Association Co-operative (CTAC) -  The previous RBH 
                     performance report provided an update on action taken by RBH following the 
                     serving of supervision notice  on CTAC  and on the termination of the 
                     management agreement between CTAC and RBH on 9th October 2015. Since 



                     the termination RBH have taken over responsibility for the provision of estate 
                     services on Cloverhall.

Turf Hill Estate Management Board (EMB) - The EMB is operating effectively. 
RBH monitors the performance of the EMB on a regular basis to ensure it is 
meeting the terms of the management agreement. 

Hollin Estate Management Board (EMB) - Discussions have continued 
between RBH and Hollin EMB regarding a review of the existing management 
arrangements. RBH have put forward three options to Hollin  EMB relating to  
future operational arrangements, The EMB are currently considering these 
options.

      
          3.21  Details of the current Service Level Agreements between the Council and RBH 
                   are set out in appendix 4.
          
          3.22  Appendix 5 provides a progress update on the schemes included in the RBH
                   Home and Environmental Improvement Programme for 2014/15
             
          Achievements 

3.23  Like all other social housing providers, RBH have had to respond to the 
       Government's 1% rent reduction for each of the next four years, together with 

         further changes to welfare benefits. RBH have engaged with their tenant and 
           employee members to respond successfully to these challenges in line with their 
         mutual values.

 
3.24 Through this process, RBH have listened to members, tenants and employees to 

                   draw up a vision for their future purpose. This means:
 

             ·     RBH will continue to be a locally rooted, independent, values-led mutual 
                   housing   society.

·     RBH will be a trusted partner in Rochdale and across Greater Manchester
·     RBH will be smaller but will aim to provide better quality services that respond 
      to local needs
·     RBH will tailor their role in each neighbourhood
·     RBH will make sure that they are efficient, agile, creative and resilient

 
3.25 RBH are continuing to delivering new homes across the Borough and are in 
        process of preparing bids to the Homes and Communities Agency  for funding  
        from the 2016 -21 Affordable Homes Programme.  RBH is also a founder member 
        of the "Homes for the  North" (H4N) campaign group - an alliance of 20 large 
        northern housing associations.

 
3.26 The new RBH community funding programme was launched in March 2016 with 

 community-led organisations invited to submit funding applications for activities 
 with a direct impact on RBH neighbourhoods and a focus on outcomes that link 
 directly to RBH priorities.

 
3.27 RBH worked closely with the Council and other agencies to offer immediate   
        support and assistance to those affected by the December 2015 floods. RBH 

tenants at Olive Standring House were evacuated by boat with significant damage 
caused to their homes. The RBH team have worked tirelessly to restore Olive 
Standring House and allow tenants to return.

 
          



3.28 RBH continue to seek to improve customer service, with more customers using the  
                  RBH customer service centre at St Alban's House. RBH Contact Centre Manager 
                  Joanne Hill was highly commended in the Contact Centre Manager of the Year 
                  awards in October 2015. The new RBH website launched in October 2015 and has 
                  already shown to be significantly more customer-friendly.

Alternatives considered

           3.29 The Council has a duty to monitor the performance of RBH to ensure it is meeting
        Its obligations as set out in the formal “offer” document to tenants

4 Financial Implications

4.1 There are no specific financial implications relating to this monitoring report.

5  Legal Implications

            5.1 The legal responsibilities, covenants and requirements of both the Council and
                  RBH under the stock transfer are set out in the transfer agreement dated 26th
                  March 2012.

            5.2 The Council has representation on both the RBH Board and Representative Body
                  At present  Councillors Richard Farnell and Sara Rowbotham are the Councils 
                  representatives on the Board and Councillors  Peter Rush and Sameena Zaheer 
                  sit on the Representative Body.

6 Personnel Implications

6.1 There are no personnel implications.

7 Corporate Priorities

            7.1 A key priority for Rochdale Council through the stock transfer process was to
                  ensure that post transfer RBH, as a key partner, continues to support the
                  Council’s strategic objectives. Through the delivery of commitments in the offer
                  document RBH will be involved in the achievement of the following objectives:

• Strategic Housing targets as set out in the Council’s housing strategy
   Homelessness Strategy and Empty Property Strategy
• Tackling deprivation through supporting Council strategies and initiatives aimed
   at reducing the boroughs overall deprivation levels particularly on the estates it
   manages
• Working with the Council and partners to address the impact of welfare reform.
• Contributing to the sustainability agenda in terms of reducing the carbon
   footprint, tackling fuel poverty, improving building standards and business
   practices
• Promoting and enabling healthy lifestyles and achieving good health and well
  being
• Encouraging people to take personal responsibility for their neighbourhoods
  and developing our communities to make them more resilient and cohesive.
• Promoting and supporting efficient and effective land use by ensuring that
  RBH developments are consistent with the Council’s overall objectives.
• Promoting Rochdale as a place to live and work.



8. Risk Assessment Implications 

            8.1 There are no specific risk issues for Overview and Scrutiny Committee to
      consider arising from this report.

9. Equalities Impacts

            9.1 Workforce Equality Impacts Assessment

                  There are no significant workforce equality issues arising from this report.

            9.2 Equality/Community Impact Assessments
 
                   An equality/community impact assessment was undertaken as part of the stock

       transfer process.


