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PART 1 ITEM NO. 
 

 

 __________________________________________________________________  
 

JOINT BRIEFING REPORT OF THE STRATEGIC DIRECTOR OF SERVICE 

REFORM AND THE STRATEGIC DIRECTOR OF PLACE 
 __________________________________________________________________  

 
TO CABINET 

ON 24th MAY 2022 

 __________________________________________________________________  
 

TITLE: Addendum Report - Rent and Service Charge Setting for 2022/23 – council 
owned stock managed by Pendleton Together and the Duchy Caravan Park 
 __________________________________________________________________  

 
Recommendations are:-  

 
That the City Mayor in consultation with Cabinet: 
 

 Notes the contents of this addendum report and approves the details of 
the Pendleton Hardship fund 

 

That the City Mayor in consultation with Cabinet re-affirms: 
 

 A final decision, post call-in, of the recommendations in the 8th February 2022 
Cabinet report ‘Rent and Service Charge setting for 2022/23 for the stock 
managed by Pendleton Together and the Duchy Caravan Park’ with the 

following positive enhancements: 
 The Pendleton Hardship Fund is open to all tenants in the PFI council 

owned stock, this was previously restricted to those not in receipt of 
Housing Benefit / Universal Credit; 

 Additional funding has been made available to fund a support post for 

a 2 year term to provided 1:2:1 advice and assistance to residents to 
maximise their income; and 

 The Hardship Fund eligibility criteria has been extended to provide 
assistance with the payment of fuel bills capped at a maximum of £226 
per household.   

 
 __________________________________________________________________  

 
EXECUTIVE SUMMARY: 
 

This report sets out background information on the actions taken post call-in of the 
decision taken by Cabinet on the 8th February 2022 on rent and service charge setting, 

and provides further details on the Pendleton Hard ship Fund.  
  

BACKGROUND DOCUMENTS: 
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8th February 2022 Cabinet Report – Rent and Service Charge Setting for 2022/23 
council owned stock managed by Pendleton Together and the Duchy Caravan Park 

 
28th February 2022 Growth and Prosperity Panel – Call-in – Rent and Service Charge 

Setting for 2022/23 Council Owned Stock managed by Pendleton 
 
22nd March 2022 Cabinet – Referral back from Growth and Prosperity Scrutiny Panel 

in respect of the City Mayor’s Decision of 14 February 2022 on Rent and Service 
Charge Setting for 2022/23 council owned stock managed by Pendleton Together and 

the Duchy Caravan Park 
 

 

KEY DECISION: Previous Key Decision taken on 8th February 2022 
 __________________________________________________________________  

 
ON THE FORWARD LOOK: Yes 
 

 
DETAILS: 

  
The previous report that was presented to Cabinet on 8th February 2022, provided the 
detailed information and recommendations to which a decision was sort.  Following 

this meeting the decision was called in by the Growth and Prosperity Scrutiny Panel. 
 

This addendum report provides further information on the actions taken post call-in 
and further detail on the Pendleton Hardship Fund. 
 
1) Background 

On the 8th February 2022 Cabinet approved the recommendations in the Rent and 

Service Charge Setting for 2022/23.  These recommendations were as follows: 
 
That the City Mayor in consultation with Cabinet approves: 

 
1.  An increase of 4.1% for rents in 2022/23 for the Pendleton PFI stock  

 
2. Adjustments to Pendleton PFI service charges in line with the costs of providing 

those services as detailed in section 3 of the report 

 
3. The creation of a hardship fund for the PFI stock to support households who 

are in financial difficulties, utilising up to £216k from the additional income for 
2022/23 
 

4. An increase of 4.9% for rents in 2022/23 for the Duchy Caravan Site 
 

5. The implementation of a service charge to tenants at Duchy Caravan Site 
during 2022/23, subject to a detailed further report for decision by the Lead 
Member for Housing, Property and Regeneration 

 
The Cabinet decision was published on the 14th February 2022 and the Monitoring 

Officer subsequently received a request from two members of the Growth and 
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Prosperity Scrutiny Panel to call-in the City Mayor’s decision. The call-in was accepted 
as valid and, in line with the Constitution.  

 
The panels reasons for its decision for call-in were stated as the increased service 

charges and rent not being proportionate to the service received based on the reduced 
services and facilities over the last five years.  
 

The Scrutiny Panel met on the 28th February 2022 and the panel heard from the 
members who had made the call in request, listened to the decision maker and officers 

responses and listened to questions raised by the general public. During the meeting 
the Panel raised concerns that since the refurbishment of these properties many have 
been left in a state of disrepair that include badly fitting windows, fire doors with gaps, 

asbestos not removed in some floors, considerable delay in removing unsafe external 
cladding following which new cladding has not yet been installed together with 

appropriate heat installation. Given the increase costs of heating which has not been 
offset by additional payments the Panel believes that this should have been taken into 
account when assessing whether an increase in rent and service charge was 

appropriate or indeed proportionate.  The outcome of the panel session was a vote to 
refer the decision back to the decision maker for reconsideration, setting out their 

concerns. 
 
The Chair of the Growth and Prosperity Scrutiny Panel reported back to Cabinet on 

22nd March 2022 with their formal recommendation being that the City Mayor is 
requested to note the concerns of the Growth and Prosperity Panel and reconsider his 

decision in respect of Rent and Service Charge Setting for 2022/23 council owned 
stock managed by Pendleton Together and the Duchy Caravan Park. The City Mayor 
commented at the meeting that he had attended the meeting on 28 th February and 

heard from the panel and the residents and had agreed to visit residents’ homes.  Work 
was being done to address all the issues raised and this item would come back to 

Cabinet in due course.  Further work would be done to the discretionary fund to make 
sure residents could access all the help available with costs. 
 

 
The decision maker (City Mayor) subsequently undertook a site visit on 31st March 

2022 to see first-hand the issues being raised and to listen to residents’ concerns.  
Officers were also tasked with developing more detail around the Hardship fund 
eligibility criteria and administration.  The key message to officers was to ensure that 

the fund is accessible, simple, well utilised and that the funding gets out to tenants 
most in need in a timely manner. 

 
Further discussions were held with the Statutory Deputy City Mayor & Lead Member 
for Housing, Property and Regeneration on 28th April 2022 and the City Mayor on the 

9th May 2022 to talk through the principles of the draft Hardship Fund criteria. 
 

This addendum report provides further detail on the response to issues raised by the 
Scrutiny Panel and the Pendleton Hardship Fund as requested by the decision maker 
in respect of his reconsideration of the 8th February 2022 Cabinet decision. 

 
2) Response to Issues Raised by the Scrutiny Panel 

 
Proportionality of Service Charges 
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Service charges are payable for multi-occupancy blocks of flats and reflect the actual 
cost of the service.  Caretaking and cleaning costs are based on prorated staff costs, 

that have been uplifted for 2022/23. Cleaning schedules are clearly defined in the PFI 
contract and performance remains excellent.  Utility costs are based on Sept 21 to 

Sept 22, therefore the recent rises in utility bills will not be reflected in service charges 
until 2023/24.  The security service had an in-year reduction in service charges during 
2021/22, the small increase for this year relates to an increase in staff costs.  The 

services provided by Fire Marshalls are not recharged to residents. 
 

Proportionality of Rent 
The proposed rent increase is in line with comparable providers in the city and despite 
PFI contracts being exempt, the increase of CPI+1% also follows the Governments 

Rent Standard.  
 

The steep rise in inflation has been a key consideration for the counci l.  The cost of 
the PFI contract to the council is increased each year in February by RPIx this is 8.3% 
for February 2022.  This is creating additional pressures between the income being 

received and the substantial cost increase for the contract. 
 

The rental charge covers the housing management, repairs and investment cost.  Any 
fire safety works are being funded outside of this rental charge including 
enhancements such as sprinklers. The length of time it has taken to secure funding 

for the fire safety works combined with the remedial repairs needed before the 
replacement cladding can be put back on has been disappointing.  Once the fire safety 

works are complete this will also have delivered additional investment (not funded 
through rents) with the addition of fire alarms, LED communal lighting and sprinklers. 
 

The impact of withdrawing the increase would be £0.216m rent loss and £0.043m 
service charges.  However, the longer-term impact over the life of the Housing 

Revenue Account (HRA) business plan is £5.2m. 
 
The recommendation to cabinet to increase rents by CPI +1% has not been taken 

lightly.  Following careful consideration of the options available by senior officers, 
members have been briefed on how these options have been assessed and the 

associated risks / impact, including the short to long term implications for the housing 
revenue account. In the current economic climate these are very difficult 
recommendations to make but are being proposed to ensure future investment and 

good quality services can be maintained, alongside the need to consider the long-term 
impact on the HRA business plan.  

 
Disrepair 
The council is managing a number of disrepair claims that relate mainly to works being 

undertaken through the fire safety works programme.  A programme of work is 
currently being delivered by agreement to rectify some disrepair issues, where these 

can be done outside of the fire safety work.  Disrepair claims are currently being dealt 
with through a legal process and litigation privilege is to be maintained. 
 

Officers have unfortunately not yet been able to provide a response to the pictures 
shown at the scrutiny panel meeting as further detail has yet to be provided to identify 

the specific block, flat, common areas etc to enable further investigation. 
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Alleged Sub-Standard Properties 

All properties in the PFI area (flats and houses) have received significant investment 
c£80m in recent years (pre-Grenfell) which has brought properties up to a very good 

standard.  During the original refurbishment works properties have benefitted from new 
kitchens, bathrooms, heating systems, windows, electrical works etc. 
 

Despite the pandemic, Pendleton Togethers’ repairs team continue to provide an 
excellent response to customers with performance and satisfaction remaining high and 

in top quartile.  On average the contact centre receives c1,550 calls per month and 
the property team are carrying out c400 repairs per month.  57.61% of these repairs 
are carried out with 24 hours. 

 
All reported water ingress issues have been responded to by Pendleton Together and 

temporary or permanent works have been carried out.  In some cases, there has been 
a delay, as external access at height has been required to undertake a repair from the 
outside or permanent rectification can only be achieved once the replacement cladding 

has been installed. 
 

High Rise Winter Energy Payments 
The NIBE systems do not function efficiently under 16oC and as a result will switch to 
pure electricity consumption to heat the home. This was recognised as cladding was 

removed from the blocks, and it is this rise in electricity consumption and the resulting 
higher costs for residents that Pendleton Together have been providing winter energy 

payments for. 
 
Cladding was first removed from Plane Court by October 2018.  Pendleton Together 

made a payment of £20 per month for 4 months of winter.  This payment was based 
on a calculation of U-values and anticipated energy consumption taken from several 

reputable and official sources.  Actual fuel consumption was also recorded to ensure 
the payment was adequate. 
 

All remaining blocks had cladding removed by October 2020. Utilising the same 
methodology of calculating payments combined with remote monitoring data, 

Pendleton Together increased payments to £25 per month for 4 months of winter  
2020/21.  For the winter of 2021/22 this was increased further in line with the energy 
cap increases to £30 per month and this was paid for the 4 months, plus an additional 

month to reflect an extended cold winter.  The winter allowance will continue to be 
reviewed on an annual basis whilst blocks remain unclad, utilising the previous 

methodology and tracking of energy cap rises.  The 2022/23 winter energy payments 
will substantially increase to reflect the recent significant rise in the energy cap.  
Pendleton Together will continue to track these changes and the monthly winter 

payment will be confirmed shortly after the October 2022 energy cap announcement. 
 

Where residents feel these payments are insufficient and they have been adversely 
impacted, these circumstances are reviewed on a case-by-case basis. For the majority 
the additional payments seem to be sufficient in ensuring residents are not at financial 

detriment. Where issues have arisen for a minority, there is a history of support being 
provided by Pendleton Together.   
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Pendleton Together will look to increase their publicity for customers to seek help and 
support if they are struggling with fuel costs whilst blocks remain unclad. There will 

also be targeted support and communications to residents who use pre-payment 
meters.  This group is identified as often struggling with the higher bills over the winter 

period.  
 

 

3) Pendleton Hardship Fund 

The Pendleton Hardship fund will make available £216k for 2022/23 as per the 

previous cabinet recommendation.  In addition to this a proposal was presented to the 
City Mayor to fund from the HRA a staff post for a 2-year period to provided 1:2:1 
support to resident’s experiencing hardship.  This is an additional approx. £80K. 

 
Communications to tenants and wider publicity of the fund will focus on the following 

key messages: 
 

If you have concerns about being able to pay your basic bills; rent, utilities and food 

please get in touch with your local Pendleton Together neighbourhood team or the 
Together Housing Group income team. 

 
These officers are knowledgeable in providing support to people experiencing short - 
or long-term hardship / difficulties.  Support can be offered in many ways including 

referrals to other agencies for additional financial support, help with budgeting and 
consideration of discretionary support from the Pendleton Hardship fund. 

Discretionary support cannot cover rent payments but can provide financial support in 
other ways such as a fuel payment and food vouchers.  
 

No self-referrals will be accepted for the Pendleton Hardship fund, it is critical that 
Pendleton Together is your first point of contact if you are in financial difficulties.  

Officers will make a referral on your behalf if one of the basic criteria is met. 
 
The basic criteria for the Pendleton Hardship Fund are based around the following: 
 

a) The fund is discretionary (the tenant should only be advised once the request 

has been agreed); 
 

b) The request should be made to reduce immediate hardship or debt; 

 
c) The vulnerability of the tenant / household members will be considered; 

 
d) A vulnerable customer impacted directly or indirectly by Covid 19 can be 

assisted through the fund; and 

 
e) Assistance with the payment of fuel bills will be capped at a maximum of £226 

per household.  Further applications will be considered in cases of extreme fuel 
poverty.  NB. This is in addition to any winter fuel payments being received 
where tenants are living in un-clad blocks 

 
 
4) 1:2:1 support post 
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It is proposed that the council will fund an additional post for a 2-year fixed period 
based within the Pendleton Together team to provide dedicated 1:2:1 support to 

households experiencing hardship to maximise their household income.  The 
postholder will work closely with the council’s Better Off team and external partners 

such as Citizen’s Advice to tailor the support available to individuals and their 
household. 
 

We will initially seek to recruit to this role through a secondment opportunity ringfenced 
for Together Housing Association or Council employees.  This approach is to ensure 

that Pendleton Together will have adequate resource to launch the fund, provide 1:2:1 
support and process payments from the outset. 
 

Adequate oversight will be provided by the contracts team to ensure that the Pendleton 
Hardship fund is being fully utilised and households in the most need are benefitting. 

 
 
5) Priorities for 2022/23 

The annual service report and the draft energy plan 2022/23 recognises the 
challenges that residents are facing particularly with the unprecedented situation in 

the energy market. 
 
The energy plan will focus on ensuring residents living in un-clad high-rise blocks 

continue to be supported with winter fuel payments which are in line with the energy 
cap increase.  Additional fuel payments will also still be considered where tenants feel 

they have been more adversely affected.  Residents who could be eligible for the 
Warm Homes Discount scheme will be proactively contacted and supported to make 
applications to their energy company. If residents approach Pendleton Together 

because they are struggling to pay rent, this will be used as an opportunity to see if an 
additional energy payment would be beneficial. LED light bulbs will also continue to 

be distributed, to make a small difference to households in financial difficulties.  
Comms messages will focus on budgeting over the summer months for larger utility 
consumption during the winter months, general household budgeting and the benefits 

of switching services for all contacts such as broadband, phone, etc. 
 

The local neighbourhood and income team will continue to support tenancy 

sustainability and income maximisation. This support focuses on budgeting, 

maximising income and become better off.  This could include regular contact, welfare 

benefits advice, support to regain employment, help with budgeting, tenancy 

management and referrals to other support such as Spirit of Salford. 

 

Support will also be given to promote and encourage tenants to apply for the £150 

council tax energy rebate, where eligible residents don’t pay by direct debit or who 

didn’t have a direct debit payment in April.  This will include articles in newsletters , 

comms via social media and signposting to the Pendleton Gateway where assistance  

will be available to make claims. 

 

 

 

Key activities for this forthcoming year will include: 
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 Make best use of THA’s experience and knowledge; 

 Work with Together Newground to identified any opportunities for Salford; 

 Ensure local community intiatives support customer needs; 

 Be an active partner in  SCC’s “Better Off” team and offer support to any referral 

regardless of whether they are a Pendleton Together customer or not; 

 Create a direct internal referral path between employment and welfare benefit 

advice cases; 

 Provide individual support that focuses on income maximisation with a particular 

emphasis on energy use and behaviours; and 

 Utilise the Pendleton Hardship Fund to maximise it’s benefit and be responsive.  
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__________________________________________________________________ 

 
KEY COUNCIL POLICIES: Housing Strategy 

Salix HRA Business Plan 
 __________________________________________________________________  
 

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:-  
 

This year has seen a substantial rise in living costs, and it is recognised that any 
increase in rents and service charges could add to financial concerns for families 
and individuals.  The establishment of a hardship fund has been included in the 

recommendation to provide some additional support to those most in need. 
 

Pendleton Togethers Annual Service Report contains priority areas for 22/23 that 
support The Salford Way and the Great Eight.  Pendleton Together will continue to 
support residents in arrears through regular contact, welfare benefits advice and 

support to gain/regain employment and signposting and referrals to other support.  
Individual support is also provided which focuses on income maximisation with a 

particular emphasis on energy use and behaviours. 
 __________________________________________________________________  
 

ASSESSMENT OF RISK: Low  
 __________________________________________________________________  

 
SOURCE OF FUNDING:  The HRA is a ring fenced self-financing account. 
 __________________________________________________________________  

 
LEGAL IMPLICATIONS: The Council is required to set a balanced HRA budget. 

 __________________________________________________________________  
 
FINANCIAL IMPLICATIONS: Paul Hutchings 0161 793 2574 

 
The rents and service charges proposed within the 8th February 2022 report would 

be a significant source of income for the HRA. 
___________________________________________________________________ 
 

PROCUREMENT IMPLICATIONS: N/A 
 

___________________________________________________________________ 
 
HR IMPLICATIONS: N/A 

 
___________________________________________________________________  

 
CLIMATE CHANGE IMPLICATIONS: N/A 
 

___________________________________________________________________ 
 

OTHER DIRECTORATES CONSULTED: N/A 
 __________________________________________________________________  
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CONTACT OFFICER: Andrew Leigh TEL. NO. 0161 793 2155 

 
                                    Paul Hutchings                                0161 793 2574 

 __________________________________________________________________  
 
WARD(S) TO WHICH REPORT RELATE(S): Pendleton and Charlestown 

 __________________________________________________________________  
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