Draft 19th March 07


Dear (name)

Proposed transfer of your home to City West Housing Trust

I am pleased to provide you with this formal consultation document. It sets out the Council’s proposals to transfer of all its homes in west Salford (except for the Beech Farm estate) to City West Housing Trust Limited.  City West Housing Trust is a new, independent, not-for-profit organisation which is being set up with the help of the Council, specifically to become the new landlord for west Salford tenants if you should vote in favour of the proposal.  

This Offer Document explains the details of the improvements to homes and services that would be delivered by City West Housing Trust.

The Council has always tried to deliver the quality housing services that you deserve, but neither the Council nor its managing agent New Prospect Housing Ltd has the resources that are needed to improve and maintain your homes and housing services. City West Housing Trust would be able to carry out more repairs and improvements than the Council would be able to, not just in the immediate future, but for the next 30 years.  City West would also be better placed to work with tenants to improve housing services whilst keeping rents affordable in the long-term.

Because of this, the Council believes that the transfer would be the best way of providing tenants with good quality, well managed, well maintained homes at affordable rents in the future. This is your opportunity to consider the proposal for yourself, and let us know what you think of it.  

All tenants will have a vote to decide on the transfer proposal. The transfer would only go ahead if more than half of those tenants who vote are in favour.

If the transfer does go ahead, the Council will continue to work in partnership with City West Housing Trust to make sure that they deliver on these promises to you.

We want to hear your views.  You will find a freepost reply card inside the back cover of this formal consultation document for your comments and we hope you will use it.  You can also use the card to ask for more information.  Please return the card to reach us by midday on ………………………………………..… 2007.  If you are a joint tenant, each tenant in the household will have been sent a copy of this document because every individual council tenant would have the right to vote in a ballot. 

THIS IS NOT THE BALLOT. At this stage, the Council simply wants to hear your comments.  We will consider them and send you a letter explaining any changes to the Offer that may result.  We will then let you know whether the Council has decided to go ahead with the ballot, and send you a ballot paper.

Over the next few weeks the Council will try to contact you at home to help you with any questions you may have about these proposals.  You can also contact us on our Freephone helpline: 0800 328 4599, or the Tenant Participation Advisory Service (TPAS) (your independent advisor) on Freephone  0800 731 1315. You can also contact us by letter or email - see next page. 

I look forward to hearing from you.

Yours sincerely

Councillor Peter Connor, Lead Member for Housing

Important

This is the formal consultation document giving you details of Salford City Council’s proposal to transfer its Council homes in the west of the city to City West Housing Trust.

THIS DOCUMENT IS ABOUT THE FUTURE OF YOUR HOME AND NEIGHBOURHOOD.

  IT IS IMPORTANT YOU TAKE TIME TO READ IT.

You are invited to contact the Council if you have any questions.  The Council FREEPHONE NUMBER is:

0800 328 4599

or email ……………………………………

or write to …………………………………..

You can also seek independent advice from your Independent Tenants’ Advisors (TPAS) on FREEPHONE:

0800 731 1315

or email…………………………………..……

or write to……………………………………….
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SECTION 1

Summary of the transfer proposal 

The transfer proposal

Salford City Council is proposing to transfer the ownership and management of all of its homes in west Salford to City West Housing Trust, subject to the agreement of tenants in a postal ballot. 

The proposal affects all Council housing in:

· Eccles, Barton and Winton.

· Irlam and Cadishead.

· Little Hulton, Walkden and Worsley.

· Swinton and Pendlebury.

This document is the formal offer document which gives you details of the Council’s proposals and outlines the promises made by the Council should the transfer go ahead. City West Housing Trust would sign up to deliver  these promises and the Council would monitor their progress to make sure they do.

See Section 2 for the Council’s reasons for proposing transfer

What is stock transfer?

Stock transfer involves the Council transferring the ownership of council housing to a different social landlord which has better financial prospects for the future. The homes can only be transferred to a “Registered Social Landlord”. This must be a not-for-profit organisation, be registered with the Housing Corporation and be regulated by them on behalf of the Government.

Who are City West Housing Trust ?

City West Housing Trust would be independent from the Council and would be run by a Management Board of 12 members drawn from tenants, council nominees and independents. Tenants would be a powerful voice on the Management Board.   

City West is a new not-for-profit landlord for west Salford which the Council is helping to set up. “Not-for-profit” means that an organisation does not pay out any dividends to shareholders, so all its income and any surplus is used to benefit the tenants and the local communities. If tenants vote in favour of transfer, City West will apply to the Housing Corporation to become a Registered Social Landlord.  It would also apply for charitable status.

City West would be committed to equality of opportunity throughout its activities.

You can find information about City West Housing Trust and the board members in Section 13. 

What the transfer would mean for you?

· Rents kept affordable, at the same level as the Council would charge by 2012.

· You would have the same entitlement to housing benefit and other benefits.

· More money spent on repairs and improvements to your home, both now and in future years. 

· A much greater role for tenants in the running of your homes and housing services.

· Services protected and improved.

· Your rights protected in a new tenancy agreement.

The Council has agreed in principle that it will also transfer other housing assets in west Salford to City West Housing Trust if the transfer goes ahead. This includes land, garages and shops. This would give City West greater scope in the future (provided it has delivered the promises made in this document to you) for new development opportunities.

Making sure the promises would be kept

If the transfer goes ahead, the Board of City West Housing Trust would be responsible for making sure that the promises made by the Council to you in this offer document would be kept. Operational staff would have to report to the Board on progress.

City West Housing Trust would also enter into a formal legal contract with the Council.  This contract would contain  legally binding commitments that City West Housing Trust would keep all the promises made to you in this offer document. The Council would keep a check on the performance of City West to make sure that it was delivering the improvements to homes and services that are set out in this document.  

The Housing Corporation would monitor and regulate City West Housing Trust to check that it meets its standards for managing and maintaining your homes, and it has the power to intervene if those standards are not being met.
In order to be able to deliver on all of the promises contained in this document, City West Housing Trust would need an extra £95.75 million to invest, over and above the amount that it would be able to afford to borrow and pay back out of rents. The Government has agreed to enter into a funding agreement with City West to support the business plan and deliver the investment needed. The government would therefore also be involved in closely monitoring the performance of City West and making sure it is delivering the promises made in this document. 

The Government would not enter into this funding agreement if the transfer does not happen.
Involving tenants in developing the transfer proposal

This offer document has been produced in consultation with west Salford tenants.  Over the last year we have carried out surveys of tenants’ views through newsletters, a questionnaire survey, and meetings and drop-ins in all areas of west Salford. We have also visited every sheltered scheme and Tenants and Residents Association meeting at least twice. This has allowed us to identify the issues most important to you, and means that this offer document includes many proposals which pick up on your priorities.

We also established 9 ‘topic groups’ to look at these issues and identify what City West Housing Trust should do about each one.  These topic groups contributed a lot of the detail in this offer document, and the wording of the new tenancy agreement that you would receive if the transfer goes ahead.  The topic groups included 28 tenants as well as your independent advisor (TPAS). 

Representatives from the Tenants’ Consultative Panel who had attended the topic groups then came together with council officers and the independent tenants’ advisor, TPAS to agree the main priorities that should be included in this offer. We worked together on the detailed wording, and this final version was endorsed by the Tenants’ Consultative Group.

Working with tenants on the way forward

This is only the beginning for tenants in shaping how City West Housing Trust would move forward. Making sure that this offer is right for tenants was a very major step, but it is part of a journey that will continue if tenants vote “Yes” to transfer.

In the period between a “Yes” vote and transfer, City West would be committed to ensuring that tenants stay involved and help to shape:

· The setting up of City West Housing Trust.

· How the Area Panels would be set up and what their powers would be.

· The policies that would affect services to tenants.

· How opportunities can be put in place for ALL tenants to contribute their ideas.

· How Tenants’ and Residents’ Associations could develop and be supported.

So, if there is a “Yes” vote, City West would then be advertising in its next newsletter for more tenants to get involved in this “once in a lifetime” opportunity to shape your own new landlord and its priorities for the future. We hope you would take up the invitation.  

How the vote works

Once the Council has received your comments on this offer document, it will decide whether to proceed to a ballot of all secure and introductory tenants.  Leaseholders would also be balloted and their views would be taken into account by the Council, and then the Secretary of State, in deciding whether the transfer should go ahead. The ballot of tenants would however be the main deciding factor.

· The ballot would be organised and run by an independent body, Electoral Reform Services.  It would be a postal ballot and neither the Council nor City West Housing Trust would know how you had voted.

· The Council would only proceed with the transfer if a majority of tenants who vote, vote ‘Yes’.

· Each individual tenant affected by the transfer would have a vote.  It is very important to make your views known by using your vote.

· If there is a yes vote, the Council will then work with the Government, City West Housing Trust and the Housing Corporation to produce a viable transfer. This is likely to take up to 12 months. We will then seek formal consent from the Secretary of State at Communities and Local Government department to transfer your homes to City West Housing Trust. 

Key facts

· The transfer would NOT mean you would have to move home, nor would you be made to move just because you under-occupied your home.

· The Government’s policy on rent convergence means that your rents will be the same by 2012 whether you remain a tenant of the Council or if you become a tenant of City West Housing Trust (see Section 11).

· You would still have long term security of tenure and your key tenancy rights would be protected (see Section 12).
· City West Housing Trust would be a not-for-profit organisation and would be your new landlord. 

· Transfer will only happen if a majority of tenants voting, vote ‘Yes’.

· The extra funding needed to enable City West Housing Trust to deliver on its promises would not be available unless the there is a transfer. 

Details of what the Council has to do for the transfer to go ahead and a provisional timetable are set out in Section 15.

The tenants’ ballot on whether the transfer should happen or not is planned for summer 2007.

How you can comment on this document

The Council wants to know what tenants think of the transfer proposal, and the improvements to homes and services promised in this offer document. 

There is a tear-off card inside the back cover of this document. You can use this to send us any comments you have on the proposal, or to ask your questions. Just tear it out and send it back to us free of charge – no stamp needed – before xx xx 07

The Council will consider any comments tenants make on this transfer proposal, which it receives by midday on this date.

After considering all comments that it receives from tenants, the Council will decide whether to make any changes to its proposal described in this document, and whether to ballot all tenants on the proposal to transfer the ownership and management of all Council housing in the west of the city to City West Housing Trust.

The Council will then have to seek the permission of the Government  to go ahead with the transfer. The Secretary of State will only agree to the transfer going ahead if she is satisfied that a majority of tenants do not oppose the proposal.

SECTION 2

Why the Council is proposing transfer

Improving quality of life for tenants
The council is proposing to transfer the ownership and management of its homes in west Salford to City West Housing Trust so that your homes can be modernised and your housing services can be improved, and to make sure these improvements can continue into the future.

More than 180 other councils have already transferred all or some of their houses in this way, more than 1 million homes in all.

Why is the council asking you to consider this change?

The Council has always tried to provide good quality, well managed and well maintained homes at an affordable rent throughout Salford.  However, we are subject to tight financial restrictions set down by the Government.  This means that neither the Council nor its managing agent New Prospect has the financial resources to undertake all major repairs and improvements needed to your homes. The Council therefore believes it will be increasingly difficult to continue to provide an acceptable level of housing service in the future.

The Council knows that many of your homes are in need of modernisation and improvement in the near future, and that all homes need permanent ongoing investment and improvement to keep them in a good state.  The Government has set a Decent Homes Standard that all council and social housing landlords must meet.  This is only a basic standard and the Council has agreed with tenants that we want to see homes improved to a higher standard than this.  

In 2006 the Council had an independent survey carried out on the condition of your homes.  This showed the work that needs doing now and during the next 30 years:

· For the whole of west Salford, £205 million needs to be spent over the next five years on improving, maintaining and repairing homes in west Salford.

· Over the next 30 years a total of £930 million needs to be spent to make sure that all homes receive the future major works and improvements needed to keep them up to standard, and to carry out the day to day repairs to tenants homes and empty properties.  

Within currently known resources, the Council would have a maximum of £105 million to spend on all works to homes in west Salford over the next five years. This means the Council could not meet the Government’s Decent Homes Standard, let alone tenants’ aspirations for major improvements. 

The Council would nevertheless be required by the government to come up with a plan to reach the Decent Homes Standard, which it would not be able to do without making significant savings, for example by cutting services and other budgets.

Why would City West Housing Trust be able to raise the money but the council can't?

City West Housing Trust would be able to raise the money needed to repair, maintain and improve your homes for three main reasons:

1. It would not have to take on the historic debt for former building and improvement works that the Council has had to fund the payment of - this would be settled by the government. 

2. It would receive assistance from central government to help it deliver on its promises.  It is important to be clear that the government would not enter into this funding agreement with council - only with City West Housing Trust and only if there is a stock transfer. 

3. The financial restrictions which apply to the Council would not apply to City West so it would be able to borrow money more easily to fund improvements.

Stock options appraisal 

In 2005 we carried out a stock options appraisal with tenant representatives to look at the options for the future of Council housing throughout Salford, as it was evident that we would not be able to bring in the resources needed to meet the investment needs of the stock and meet the decent homes standard. 

We asked what tenants wanted from a future housing service, through surveys and at tenants’ meetings and through questionnaires.  Together we then looked at what the Council could do to best meet those wishes, and gave tenants in each area a choice of the solutions that would work for their area (some solutions worked better in some parts of the city than others). Tenants’ responses were checked and verified by the tenants on the Stock Options Working Group and the Independent Tenants’ Advisor, TPAS, so that we could be assured that we were taking forward the options that tenants wanted to see for their own areas.

The response to the stock options appraisal from tenants in most areas of west Salford told us that they favoured stock transfer as their preferred way forward. Taking these views into account and after careful consideration, the Council decided that the best available option for west Salford was to set up a new local housing organisation to own, improve, maintain and manage your homes.  

After having looked in more detail at what stock transfer would mean for west Salford, the Council believes that there is no reason to change the decision made at the end of the stock options appraisal in 2005. 

Since 2005 we have continued to work with tenants on the proposal for a stock transfer to City West Housing Trust. This document contains those proposals for you to consider. Even though stock transfer was the preferred outcome from the earlier consultations, that decision was not binding on you at that stage. The Council can only go ahead with a transfer the majority of tenants who vote in a ballot are in favour.  

What would the Council’s role in our homes be after transfer?

If the transfer goes ahead, the Council would no longer be your landlord.

However the Council would:

· Have a close interest in City West and be involved with it by having Council nominees on the Management Board.

· Have a legally binding contract with City West Housing Trust to make sure it delivers these promises to you.  

· Have nomination agreements with City West to rehouse priority households. 

· Continue to have a legal duty towards the homeless and provide homeless and housing advice services. However the council is currently reviewing how this service and role would be provided in the future. 

· Work with City West and the Police to tackle anti-social behaviour

· Continue to administer and pay out housing benefit. 

· Work in partnership with City West to enhance the renewal and regeneration of neighbourhoods.

· Continue to identify local housing needs, and give its support to applications from City West and other providers of social rented and affordable homes so that they can build new homes to help meet those needs.

What role would Councillors have?

You would still be able to ask your local Councillors to act on your behalf if you have problems with your housing just as you do now. In consultation with tenants, City West would establish standards for response times for enquiries raised through correspondence, telephone or e-mail, and would include enquiries from Councillors as part of this standard. 

How would City West help the Council to achieve its aims?

The Council is confident that City West Housing Trust would be able to play a significant role in helping it to achieve its aim to make Salford a city that’s good to live in with a quality environment and decent, affordable homes which meet the needs of local people. 

City West, through partnership working, would be in a position to contribute significantly to each of the Council’s seven pledges::

· Improving the health, well-being and social care of the people in Salford.

· Reducing crime and disorder and improving community safety.

· Raising education and skill levels.

· Supporting young people in achieving their full potential.

· Promoting inclusion and increasing the involvement of local communities in shaping the future of the city.

· Ensuring an economically prosperous city with good jobs and a thriving economy.

· Enhancing life in Salford.

City West Housing Trust would be independent from the Council and would work in partnership with the Council in tackling housing and cross-cutting issues in the west of the city. It would work with the Council and other agencies, e.g. the police, to help address wider service and social issues.

The Council feels that if tenants vote in favour and the stock transfer goes ahead, it would not be losing its interest in the well-being of its tenants in the west of the city. It would be gaining a valuable partner that would help it achieve the aims that both the Council and the tenants want to see in west Salford, but do not have the resources to achieve.

	Compare the future with and without transfer

	City West Housing Trust
	
	Staying with the council

	
	
	

	Repairs, maintenance and investment
	
	Repairs, maintenance and 

investment

	
	Years 1 - 5
	Years  6 - 10
	30 years
	
	
	Years 1 - 5
	Years  6 - 10
	30 years

	Improvements
	£147 million
	£91 million
	£604 million
	
	Improvements
	£32 million
	£32 million
	£255 million

	Repairs and maintenance
	£58 million
	£53 million
	£326 million
	
	Repairs and maintenance
	£73 million
	£73 million
	£375 million

	Total
	£205 million
	£144 million
	£930 million
	
	Total
	£105 million
	£105 million
	£630 million

	
	
	

	Tenancy management
	
	Tenancy management

	City West Housing Trust would have better budgets and more scope to redesign services with tenants to meet your needs in the future.

City West’s 30-year business plan means that it knows it would be able to maintain and improve service standards.


	
	The Council will have to try to meet the Decent Homes Standard, so  budgets for other housing services would reduce in the future.

The Council would not be able to afford the same level of services it provides now



	Rents and service charges

	Charges and increases in line with the government’s rent convergence policy.

Same rents and service charges for transferring tenants with either the Council or

City West Housing Trust.

The difference is not in what you pay out, but what you get for your money.

Because City West Housing Trust would have a fully funded business plan over 30 years it would be able to guarantee investment in your home and would have more resources to develop services.

Because of financial restrictions in the public sector the Council is unable to do this.




SECTION 3

The benefits of the transfer proposal

The Council believes that the main benefits of the transfer proposal would be:

1) An improvement programme in excess of £604 million over the next 30 years.

City West Housing Trust would have the resources to ensure that within six years of transfer, all tenants’ homes in west Salford would meet the Decent Homes Standard required by the government. 

On top of this, every improvement done to your home over the 30 years would be to the higher Salford Standard. This means that many homes will exceed the Decent Homes Standard set by the Government in the first few years after transfer. 

The Salford Standard is based on what tenants have said they wish to see for their homes. The Salford Standard includes (where appropriate):

· Modernised kitchens.

· Modern bathrooms.

· Re-roofing.

· Good quality external doors with more secure locks.

· Good thermal insulation.

· Replacement of storage heaters and warm-air heating with modern radiator systems.

· Double glazing with secure window locks.

· Smoke and carbon monoxide detectors.

· External lighting to homes. 

· Environmental improvements (e.g. better fencing and car parking).

· Better security and lighting for blocks of flats.

The Council would not have the money to deliver the Salford Standard if there was a no vote. 

In addition City West Housing Trust would:

· Provide a better funded and more efficient aids and adaptations service for disabled tenants that would shorten waiting times and clear any backlog within five years. This would not be possible if there is a no vote. 

· Plan to spend around £10 million to address the problems experienced in properties built from non-traditional materials, e.g. those with concrete exteriors. City West would work with tenants on the best ways to use this investment to ensure that tenants have comfortable homes that are cost-effective to maintain and to heat.

· Have a budget to improve and maintain any ‘unadopted’ roads and footpaths that it owns.

· Consult all tenants individually on improvement works to their homes including where you have special needs or cultural requirements.

· Plan to spend around  £7 million to spend on providing more off-road parking facilities. This would not be available if there was a no vote.

· Plan to spend around £1.1 million to spend on play areas for children and young people.

There are more details about all these improvements later in this document.

2) Improved housing for older people and those with disabilities 

The transfer would bring about major improvements to the quality of homes and services provided to older people, whether they live in sheltered accommodation, properties designated for older tenants, or in family homes. 

All older tenants would see their homes improved to the Salford Standard.

You would also continue to be able to use the warden and Care on Call services. These services may be provided by the Housing Connections Partnership which the Council plans to set up to manage some city-wide services – you can find out more about this in part 14 of this Section. City West Housing Trust would make sure the services you receive are of a high standard, whether they are delivered by its own staff or by Housing Connections Partnership or any other contractor.

The Council undertook a review of sheltered schemes in 2006 and identified those schemes where additional investment to add to the comfort and convenience of residents was affordable. Following further consultation with the residents of sheltered schemes, Salford City Council has developed a “Salford Sheltered Standard” for these schemes.

As a result of the review some schemes are no longer classed sheltered housing but housing for older people. This means that these schemes would not receive the Salford Sheltered Standard but those tenants would have their homes improved to the Salford Standard and would also continue to receive the warden and Care on Call services.

City West would give the tenants in sheltered schemes and homes designated for disabled or older people:

· A choice of whether they want a bath or a walk-in shower when their bathrooms are improved for the first time. 

· Lever taps as standard in new kitchens and bathrooms.

City West Housing Trust would plan to spend around £7.3 million to undertake extra improvements to sheltered housing. This would not be available if there was a no vote. 

Further details of the Salford Sheltered Standard and proposals for older tenants are outlined in Section 9.

3) Rents the same as those charged by the Council. 

City West would be subject to the Government’s rent restructuring rules, and any future government rent policy. These rules apply to Councils and housing associations (such as City West) alike. This means that you would benefit from all the improvements to homes and estates that a transfer to City West would bring for the same rent you would be paying as a council tenant. 

4) An in-house repairs and maintenance service

City West would have its own repairs workforce, as Property Maintenance Services would transfer and become a part of City West Housing Trust and provide the repairs service to the whole of west Salford.

The in-house service would offer flexible repairs times including early evenings on weekdays and Saturday mornings. Tenants would be able to book appointments for routine repairs, and an out-of-hours service for emergency repairs would still be provided.

5) A commitment to locally focused services 

City West Housing Trust would have a commitment to locally focussed services and there would be greater control of service standards and resources. 

City West Housing Trust would:

· Have local housing offices in each of the following areas:

· Eccles, Barton and Winton.

· Irlam and Cadishead.

· Little Hulton, Walkden and Worsley.

· Swinton and Pendlebury.

· Provide specialist staff trained in housing benefit advice and welfare advice.

· Provide caretaking and cleaning services to high-rise and low-rise blocks of flats.

· Introduce regular open tenants meetings in each area to give tenants and officers the opportunity to review and design services together.

6) Providing new and improved services

Service improvements are outlined throughout this document. Some of the new and improved services that City West would consult with tenants about providing would be:

· An improved caretaking and cleaning service for blocks of flats.

· Develop a handyman and good neighbour service to enhance estate services and help tenants such as disabled and older tenants who cannot manage small jobs around their home, e.g. changing light bulbs.

· Consideration of a Tenants' Reward Scheme 

· City West would ensure that each tenant is visited at least once per year, so that any problems or tenants queries can be picked up promptly.

· Expanding the range of ways for you to access our services, e.g. via our website and email.

· Improving the arrangements for tenants to contact the right service, section of City West, or officer to deal with their enquiries.

7)  More direct involvement of tenants in the management of City West Housing Trust and homes.

City West would be committed to more direct involvement of tenants in the management of its homes through:

· Initially one third of the Management Board would be made up of tenants. This could increase to up to half of the Board places to be taken up by tenants in the future provided it is performing well.

· Four local Area Panels will be given support and training to enable them to take a greater control over the resources and priorities for their area. In the future this could include the Area Panels having decision making powers over such things as lettings, estate management, void management and the repairs service.

· All tenants would be entitled to join City West as members. This would give you the right to attend and vote at general meetings.

· More scope for tenants who want more involvement in the running of their own estates to do so.

· An annual budget to enable it to develop and support the area panels and empower tenants to develop more local control of services and resources.  
8)
Tackling anti-social behaviour

City West Housing Trust would be committed to making sure that cases of anti-social behaviour are investigated promptly and progressed.

Its area staff would provide the front-line response to complaints about anti-social behaviour, and would monitor cases to make sure they progress.

City West would work in partnership to ensure that it could deal effectively  with more serious anti-social behaviour problems. It would make sure that the work of its housing officers is supported by specialised services including legal and witness support and evidence-gathering. These expert services may be provided directly by City West Housing Trust through its own staff, or may be bought in from Housing Connections Partnership or other specialist services. 

(See Section 7)

9)
Crime prevention measures 

The work that City West undertakes to improve homes and neighbourhoods would “design out” crime. This would be achieved through:

· Providing new doors and windows which would have security features including better locks.

· Providing external lighting to improve visibility around individual homes.

· Planning to spend around £4 million on fencing and gates in the first five years after transfer to improve privacy and protect homes. (see Section 7)
10)
Tenant participation and customer involvement. 

For many years the Council has supported tenant involvement in how its homes and estates are managed.  City West Housing Trust is committed to developing this and making sure that tenants are able to get involved in the management of their homes and estates at a level they choose.

City West would continue to support and develop tenant participation and customer involvement through:

· Supporting active tenants groups.

· Helping tenants set up new groups.

· Developing more ways for tenants to get involved in how services are delivered and estates and homes are maintained.

· Engaging with tenants through regular estate walkabouts in their area, and agreeing and monitoring action plans with them to address any issues.

· Providing a dedicated tenant involvement team.

· Ensuring tenant involvement has a dedicated budget.

See Section 10

11)
Protecting your key tenancy rights

Your rights, including the Right to Buy, would be protected through both your Tenancy Agreement and a contract between the Council and City West Housing Trust 

You would become an assured tenant with protected rights of City West Housing Trust and would have equivalent legally enforceable rights to those you have now, except for the Right to Manage.

See Section 12.
12)
A commitment to investing in your community and neighbourhoods
City West Housing Trust wants its homes, estates and neighbourhoods to be places where people choose to live, want to stay, and where they can enjoy a good quality of life. This means City West will be about more than bricks and mortar. It will be committed to investment in your neighbourhood, your local community, and in your local environment. This commitment would include City West planning to spend around £10.5 million on the local environment in the first five years following transfer.

13)
Lettings
The Council is introducing “Choice Based Lettings” across Salford, to help sustain communities, and to give people who need a home access to properties owned by a wide range of social landlords throughout the city. It plans to manage this through the Housing Connections Partnership.

There will be a common waiting list for Salford and City West would expect to use this service, but City West would have the final say over who its homes are let to. 

City West Housing Trust would introduce local lettings to run alongside “Choice Based Lettings”.  This would ensure that the needs of local communities are treated sensitively in the letting process thereby enhancing neighbourhoods.

See Section 6

14)
Housing Connections Partnership

Housing Connections Partnership is being set up by the Council to manage services which are delivered across the whole of the City and to a wide range of people including owner-occupiers and tenants of various landlords. 

Some services may be provided to City West and its tenants by the Housing Connections Partnership. The Housing Connections Partnership services that would be most relevant to City West’s tenants are:

· The warden and Care on Call services for older people.

· Aids and adaptations for disabled and vulnerable tenants.

· Expert legal and other services for tackling anti-social behaviour.

· Housing allocations. 

If City West were to use any services provided by Housing Connections Partnership that it would be responsible for paying for, it would have binding contracts with the Partnership  to ensure that City West could control service standards and value for money.  
How much would City West Housing Trust pay for the housing stock?

The price of homes for a stock transfer is worked out using the Government’s ‘Tenanted Market Value’ method.  This is based on the total rent, at today’s value, which would be received by City West over 30 years, less the cost of delivering the repair, modernisation and improvement programme and the cost of managing the homes over the whole 30 years.

In west Salford’s case, the costs of improving, managing and maintaining the homes for the next 30 years is actually more than City West would receive in rent. City West would therefore not pay for the homes, and the government has agreed to enter into a funding agreement with City West to support the business plan and deliver the investment needed. 

Where would City West Housing Trust get money from to improve homes ?

The Government has agreed to enter into a funding agreement with City West.  City West would also borrow money to improve your homes and environment from lenders such as banks and building societies.  These loans would be paid back out of the rents, just as they would be if the Council was allowed to borrow the money needed.

City West would however have more money to pay back these loans than the Council would have. It would be able to keep all of the money it receives from your rent, to repair and improve your homes and to provide services, whereas the Council has to use a significant part of the rents to pay off debts accumulated over past years.

What would happen if tenants vote yes?
If a majority of those tenants who vote in the confidential postal ballot planned for summer 2007 are in favour of the transfer, it is proposed that all homes would transfer by April 2008. 

City West Housing Trust would then start to carry out the promises set out in this document, and would be monitored by the Council, the Government and the Housing Corporation to make sure that it does so.

What would happen if tenants vote no?

It is very important that you realise that the promises made in this offer document can only happen if there is a stock transfer. If tenants vote “no”, neither the Council nor anyone else can be held to deliver on the promises, nor would we be able to afford to. We would therefore face some very difficult choices.

If the transfer does not go ahead you will remain a tenant of the Council and the Council will keep its responsibilities as your landlord. The management agreement between the Council and New Prospect is due to expire in September 2007, so the Council would need to make a decision as to whether that agreement should be extended. 

The Council would deliver as good a service as it could but neither it nor New Prospect, as its agent, would have the money and other resources to carry out the same programme of repairs and improvements as City West Housing Trust, or to meet the basic Decent Homes Standard for the homes in west Salford. 

We would also have to review the way we provide services to tenants.  The Council would have to look carefully at the level of services we provide, and the number of staff we employ, and implement changes to keep costs down.  Staying with the Council would therefore not mean that things just stay the same, over a period of time they would very likely get worse.  

The Council would have preferred to have carried out the necessary improvements ourselves, and to be able to provide our tenants with a continually improving service which we believe you deserve. However we have to accept that this is just not possible.  That is why we believe transfer is the best way forward to achieve good quality homes and services for west Salford and are giving tenants the opportunity to make up your own minds.

This table compares what would happen if tenants stay with the council or if they transfer to City West Housing Trust.

	City West Housing Trust

The service you would get if there is a yes vote
	The Council

The service you would get if there was a no vote 

	Maintenance and improvements

	City West would plan to spend £205m in the first five years following transfer, and would achieve the Decent Homes Standard in all its properties within six years.

Many homes would exceed this standard even in the first six years, because every improvement done to homes by City West would be done to the higher Salford Standard.  This would apply whether the improvements are done within the first six years or later, as need arises. 

City West would be able to do more than just fulfil its legal repairing obligations as a landlord and it would also have the certainty of being able to carry out a full programme of repairs and improvements that are needed to homes and the environment not just over the next five years but over the next 30 years. 


	The council projects it would have a maximum  £105 million available for major works, improvements and repairs and maintenance up to 2013. This is not  enough to bring all homes up to the Decent Homes Standard and fulfil the council's legal obligations as a landlord such as carrying out statutory repairs.

Nevertheless, we would have to concentrate our resources on trying to get close to the basic Decent Homes Standard. This would mean that we would need to cut back on existing services and we would not be able to carry out any of the extra improvements to bring homes up to the Salford Standard that tenants have said they want.

The council would spend as much as it was allowed to by the Government but would be subject to on-going financial restrictions.

	Services

	Extra resources would allow City West Housing Trust to improve services and provide a responsive service on issues that are important to tenants. These would include:

· An increase in the aids and adaptations budget and delivering a more efficient disabled adaptations service with reduced waiting times.

· Consideration of a scheme to reward tenants who manage their tenancy well
· Development of service standards and a commitment to use these service standards to monitor performance.
· Looking at developing a handyman and a good neighbour service. 

· Improved caretaking and cleaning service.
	As things currently stand the council would not be able to maintain the same level of service as it provides now and would have to cut back on existing service standards. Difficult decisions would have to be made about which services would be most affected. 




	· An in-house repairs and maintenance service with Improved response times.

· An improved out-of-hours service for emergency repairs.

· A commitment to locally focused services including delivery points in all four areas of west Salford.
· A commitment to improved tenant involvement in the management of homes and estates and a dedicated budget to develop this. 

· A commitment to direct tenant involvement in the management of City West.

· Commitment to tackling anti social behaviour with a local response but with access to specialist services such as witness support and evidence gathering.

· Commitment to design out crime through increased environmental improvements.
	

	Rents

	Current Government policy means that you will pay the same rent for your home with the City West Housing Trust as you would with the Council 
	Current Government policy means that you will pay the same rent for your home with the council as you would with City West Housing Trust 

	Investment in your home

	City West Housing Trust would have a 30 year business plan and would have money to invest in the improvements to your home, repairs and services that are set out in this offer document.
	 The council will not have the resources to bring all homes up to the decent homes standard without making cuts to existing services.

The council cannot plan ahead beyond 2010 until the government makes decisions about the funding that will be available for council housing after 2010.


SECTION 4

Improving your home

This Section describes the home improvements that City West Housing Trust would be able to deliver to tenants.

There would be some additional improvements and services for Sheltered Housing (see Section 9) and to blocks of flats (Section 6).

Home improvements

Government rules say that all Council homes in England must be brought up to its Decent Homes Standard.  This is a very basic standard, covering:

· The statutory minimum standard for housing, plus

· A reasonable state of repair

· Reasonably modern facilities and services

· A reasonable degree of thermal comfort

For example your home could have an outdated kitchen and bathroom and still meet the standard. 

Tenants in Salford have told us, via questionnaires, surveys and working groups, that you want your homes brought up to a higher standard than this. The Council has therefore developed plans to achieve a higher standard, which it calls the Salford Standard and the Salford Sheltered Standard. City West is basing its plans for property, estate and service improvements on these higher standards. 

The Salford Standard

The standard that City West would set out to achieve for your homes and neighbourhoods has been established through consultations with tenants over the past 3 years.

It covers:

· Modern kitchens with sufficient units, workspace and powerpoints.

· Modern bathrooms with showers over the baths.

· Double glazed windows and good quality doors.

· Modern, efficient central heating systems.

· Security improvements.

· Electrical improvements.

· Adequate and safe car parking.

· Good quality outside lighting.

· Improved fencing.

One of the main reasons for transfer is that the Council cannot meet even the basic Decent Homes Standard for your homes. The only way that your homes could be improved to the higher ‘Salford Standard’ is through a transfer. 

The Council recently commissioned a detailed survey of the condition of its housing – a stock condition survey.  This shows what work is needed now and in the future on improvements and repairs to your homes to meet the Salford Standard and how much this is likely to cost.   

The results of this survey show that £604 million needs to be spent on improvements and regular programmes to keep tenants’ homes up to the Salford Standard over the next thirty years, of which  £238 million would need to be spent in the first 10 years. The Council calculates that it would have only about £64 million to spend on improving homes in the first 10 years, although even this cannot be guaranteed.  

These figures do not include the costs of day-to-day repairs to tenants homes and empty properties, or aids and adaptations – these add up to another £326 million of works that City West would carry out over the 30 years. 

What work would City West Housing Trust carry out ?

City West would carry out the repairs, maintenance and improvements needed to meet the Salford Standard identified through consultation with tenants.  

From the results of the stock condition survey the Council has established what work is needed to bring the homes up to the Salford Standard. This means that all tenants could expect improvements to their homes that meet the Salford Standard described above, as and when they are needed.

Importantly, City West would have a long-term investment plan.  This means that City West would be able to improve your homes and keep them in good condition in the future. The council cannot guarantee that it could do this. 

Set out below is a comparison between what improvements the council expects it could do and the Salford Standard that City West would provide if transfer goes ahead. Each home would receive these works when needed. 

	 City West Housing Trust

(This is the standard you would receive if there is a yes vote)
	The Council

(This is the standard the council plans to provide if there is a no vote)

	Kitchens

	All kitchens not meeting the decent homes standard would be replaced within the first five years of transfer to meet the Salford Standard. 

City West would plan to spend more than £20 million on kitchens in the first five years.  

Following this there would be a rolling programme of kitchen replacement to the Salford Standard. This would include the replacement of kitchens every 20 years.

New kitchens would include a choice of:

· Wall tiles

· Finishes to doors and handles

· Worktops

· Floor coverings

New kitchens would be designed to  fit  tenants' fridges, washing machines and other white goods, with power sockets and switches at a convenient height.
	There would be a kitchen installation programme and we would endeavour to meet the Decent Homes Standard. 

Choices and quality of finish would be limited to save money and other services would suffer as funding would have to be dedicated to home improvements.


	Heating

	City West would plan to spend £17.5 million on improving and renewing heating systems within the first five years of transfer.

All homes with warm air or storage heating would benefit from modern radiator systems, fuelled by gas wherever possible.

Following this there would be a rolling programme of servicing and replacement.
	The council would have a programme of central heating replacement but could not guarantee that all homes would have central heating systems. 

	Bathrooms

	All bathrooms not meeting the decent homes standard would be replaced within the first five years of transfer to meet the Salford Standard. 

City West would plan to spend more than £9 million on bathrooms in the first five years. 

Following this there would be a rolling programme to replace all bathrooms to ensure they meet the Salford Standard 

New bathrooms would include extractor fans and a choice of colour and style in the fixtures, fittings, tiles and floor coverings.


	There would be a bathroom improvement programme but we would not be able to guarantee that the Decent Homes Standard is met. 

Choice and quality of finish would be limited to save costs.

	Thermal insulation

	City West Housing Trust would plan to spend £1.2 million on improving thermal insulation in the first five years.

This would include:

· Cavity wall insulation

· Loft insulation (200mm)

· Insulation on hot water tanks
	The council would endeavour to meet minimum thermal insulation standards but we would not be able to guarantee that we would be able to meet the Decent Homes Standard. 



	Electrical systems and rewiring

	City West Housing Trust would plan to spend around £11.5 million on installing electrical systems and rewiring to meet the Salford Standard. 

This includes:

· Rewiring

· Extra electrical sockets 

· Sockets fitted at the right height for the tenant 
	The council would endeavour to undertake a programme of work that would meet the Decent Homes Standard. 

· This means that electrical systems should be no more than 30 years old and should be replaced or repaired if they are in a poor condition. 

	Improving health and safety

	City West would be able to improve health and safety in your homes by  providing wired smoke detectors (with battery back up) to all homes which do not currently have them and carbon monoxide detectors to all homes with a gas supply, within six years.
	The council would install wired smoke detectors when homes are rewired and install carbon monoxide detectors to all homes with a gas supply. 

	Roofs and rainwater goods

	 City West Housing Trust would plan to spend over £8.5 million improving and repairing roofs, rainwater goods  and fascia boards  within five years.

This would include repairing and replacing:

· Roofs

· Chimneys

· Gutters and drainpipes

· Soffits and fascias

After this, there would be a programme to ensure that roof structures and coverings would be no more than 50 years old and would be replaced or repaired if they were in a poor condition.
	The council would endeavour to undertake a programme of work to replace and repair roofs and rainwater goods in poor condition.



	Environmental improvements and security

	City West Housing Trust would plan to spend over £4 million on fencing and gates in the first five years after transfer.

It would plan to spend £2 million on repairs and improvements to paths.

It plans to spend £2 million on external sensor lighting to houses and flats.

A further £10 million would be available to spend on environmental improvements to estates. This would include:

· Off road parking

· External lighting 

· Defined play areas

· Estate boundary fencing

· Planting and landscaping

City West would plan to spend £3 million on unadopted roads and paths.  
	The council would only be able to replace fencing and gates in line with the current policy, (which would be reviewed if there is a no vote), or when legally required to do so.

The council would not provide external sensor lighting as this is not included in the decent homes standard. 

The council would not be able to carry out any significant environment improvements to estates.

The council would carry out the minimum amount of work necessary on unadopted roads and paths. 




Remember that this is just the programme for the first five years – City West Housing Trust’s 30 year business plan would have ongoing programmes to keep all homes up to the Salford Standard

What improvements could you expect?

Details of the works and improvements that City West would carry out in the first 10 years following a transfer are set out below. The Council estimates that it would only have one-quarter of the investment monies that City West would have. 

	Type of improvement


	Number of homes where work would be carried out by City West Housing Trust in the first 10 years 

	Install new secure front doors with multi-point locking system, caller viewing, and selection of colours and styles 
	1,530

                              

	
	

	Install new kitchens, and improve layout where needed
	6,575

	
	

	Install extractor fans in kitchens
	10,574

	
	

	Install central heating “wet” systems (with radiators) to  replace warm air and electric storage heating systems, fuelled by gas wherever possible
	5,525

	
	

	Replace central heating boilers
	8,845

	
	

	Install new bathrooms including shower over bath and non-slip flooring, and improve layout where needed
	4,501

	
	

	Install extractor fans to bathrooms
	9,186

	
	

	Rewire homes 
	5,997

	
	

	Extra electrical sockets 
	4,554

	
	

	Install hard-wired smoke alarms with battery backup
	10,489

	
	

	Install carbon monoxide detectors in all homes with gas
	12,884

	
	

	Install external sensor lights
	10,101

	
	

	Renew gutters and downpipes 
	5,702

	
	

	Improve loft insulation
	3,576

	
	

	Improve wall insulation
	1,729

	
	

	Door entry systems in flats
	3,516

	
	


What choices would tenants get?

City West would give tenants a wide range of individual choices, style, pattern and colour of many fittings and finishes, for example in bathrooms and kitchens, and improve them to the Salford Standard – not just replacing them “like-for-like”. It would also try to ensure that when the need arises for one-off replacement of individual items such as kitchen unit doors, work surfaces etc, that matching items are provided.

When improvements are being done for older, disabled or vulnerable tenants City West would work with the tenant and the Burglary Reduction Initiative to ensure that, for example, new front doors are fitted with “identislot” for those who need and want them. When properties are being rewired or kitchens replaced, City West would consult with the tenants to make sure that sockets are located at a level that they can easily reach.

When kitchens are being replaced, plumbing and electrical supplies would be provided for washing machines, and City West would work with each individual tenant to try to ensure that the design of their kitchen accommodates their white goods where possible. 

What involvement would tenants have in the improvement programme?

The Board of City West Housing Trust would involve the Area Panels in developing the improvement programme for their area. The Area Panels would consult with tenants in their part of west Salford about local priorities.  

When carrying out improvements on an estate, whether to homes or the environment, City West Housing Trust would fully involve the tenants whose homes are affected at all stages to make sure the works meet the needs of tenants, are satisfactory and that any problems are put right. This includes:

· Providing information about the plans to all tenants and other residents in the area who would be affected.

· Involving affected tenants before and during a scheme and asking for tenant feedback when schemes are completed.

· Having a dedicated officer for each scheme who you could contact if you have a problem.

· The liaison officer working with the local Tenants and Residents Association, or inviting tenants to set up a steering group for the improvement project, and involving them in the planning and progress of the works throughout.

· Consulting individual tenants before any works and make sure that tenants need the work undertaken.

· Ensuring tenants who have done their own improvements, have a choice of whether to accept City West’s programmed improvements or keep their own, provided they were of an acceptable age and standard.

· Giving tenants choices of materials, finishes and layout where possible.

· Monitoring work to ensure it is to the standard and quality that City West expects.

City West would set targets for the improvement programme and the quality of the improvement work  and monitor performance against these targets providing regular reports on performance to:

· The Area Panels. 

· The Board.

· Tenants.

What work would the council and other partners carry out?

In the Council’s consultations with tenants on the Salford Standard, a number of important items were raised that would be outside City West’s responsibilities, or that it could not afford to offer all tenants. Tenants asked for better street lighting, better maintenance of highways, and intruder alarms for homes. City West would provide external lighting for tenants homes and improve its own footpaths and roads, and would work with its tenants and the Council to ensure improvements in street lighting and highways maintenance. 

City West would improve security for all tenants by providing better standard windows and doors with good quality locks when these items are replaced, plus providing more fencing and gates where these are needed and improving external lighting for individual homes. It would also work with tenants to try to achieve provision of burglar alarms where these are needed, for example through the Council’s Burglary Reduction Initiative or perhaps by including alarms as an item in a “Tenants’ Reward Scheme” (see Section 5)
Aids and adaptations for disabled tenants

City West would give a high priority to ensuring the wellbeing of its disabled and vulnerable tenants. 

It would have an annual budget of £1.38 million a year for the first five years after transfer, for adaptation works to existing properties to meet the needs of people with disabilities, so as to clear any backlog of adaptations and ensure an efficient service. Beyond five years, City West would continue to make money available for aids and adaptations.

City West Housing Trust would develop an “adaptations without delay” scheme for smaller works where assessment by an occupational therapist is not needed, such as grabrails. This is in line with best practice recommended by the Housing Corporation. Tenants would agree what adaptations are needed directly with the works operative who is installing the aids, and this would result in a quicker and more cost-effective service. 

For larger works, City West would ask for an occupational therapist to assess your need for these aids and adaptations and advise on the works to be carried out, and in many cases the work would be able to be carried out by City West’s own repairs team. 

City West  would define the maximum acceptable timescales for adaptations to be assessed and carried out, and monitor these carefully whether it was carrying out the works itself or through a contract with the Housing Connections Partnership or another agency,

Minimising disruption for disabled tenants

Wherever possible, if a home is scheduled for home improvements City West would try to make sure the adaptations would be carried out at the same time as the main works to the property, so that tenants would have improvements that suit their needs and as little disruption as possible.

In properties designated for older or disabled tenants, it would also include lever taps as standard in kitchen and bathroom improvements, and give tenants a choice of bath or shower when improving bathrooms, without the tenants having to apply for adaptations. 

Section 5

Repairing and maintaining your home

Day to day repairs

City West would carry out all day-to-day repairs and planned maintenance to keep homes in a good state of repair. It would have its own in-house repairs workforce. 

City West would have a repairs service that:

· Provides tenants with high quality repairs.

· Delivers repairs that are right first time, on time.

· Adopts high standards in quality and design.

· Closely monitors the effectiveness of its own operatives and any outside contractors, and listens to customers’ views.

· Provides emergency assistance 24 hours a day every day of the year.

· Has its own skilled in-house workforce dedicated to maintaining your homes and estates.

· Has a code of conduct that would ensure that a quality repair is carried out and that all waste was removed the same day.

· Review the code of conduct that the operatives currently work to periodically with tenant representatives and staff to make sure it is meeting tenants’ needs.

· All contractors working for City West would also have to work to the same Code of Conduct, which would be part of their contract with City West.

Response times and appointment system

City West would aim to improve the day-to-day repairs service, with faster response times whilst carrying out high quality work. 

City West would provide a repairs service with extended working hours in order to make sure the service is accessible and convenient for tenants. Repairs would be able to be carried out to your home through extended working hours in the evenings and on Saturday mornings. An out-of-hours emergency service would be available outside these hours.

Below is a table showing maximum target response times, although City West would always strive to carry repairs out more quickly:

	Repair category
	 City West Housing Trust target response time
	Current  target response time 

	Out of hours call out
	2 hours
	2 hours

	Emergency
	Same day
	Same day

	Right to repair 
	3 days 
	3 days

	Non urgent responsive 
	Within 10 days 
	Within 11 days

	Planned repairs
	Within 28 days
	Within 40 days

	Appointment system
	Appointment system with extended working hours 
	Appointment system with extended working hours


What happens if I’m not satisfied with the repairs service?

City West hopes that it will be very rare for tenants to be let down by its repairs service. 

However, things do go wrong sometimes. When they do, City West would have liaison officers who would take up tenants complaints to make sure things are put right.

Developing new services - Handyman and good neighbour service

Tenants have also told us that they would like City West to provide a handyman and good neighbour service for those older and disabled tenants who need help with little jobs around the home such as replacing light bulbs etc.

City West would work with tenant representatives to investigate methods of delivering a handyman and good neighbour service and put in place a such a service within 1 year of transfer.

Involving tenants in the repairs service

City West would involve tenants in the whole range of its housing services, including designing and reviewing services, and monitoring their effectiveness. This involvement would be open to all tenants – not just those who form associations – and through a wide range of methods, from individual surveys through to monitoring panels.

For repairs, tenants would be involved in monitoring work, both in monitoring panels and through reality-checking exercises such as mystery shopping, and in specifying any new contracts planned for the future. 

Clear performance targets would be set in consultation with tenants, and performance would be carefully monitored to make sure they are achieved. 

Planned maintenance

In addition to the improvement programme, City West would have a programme of planned maintenance to help ensure your home is well maintained. This includes a commitment to:

· Decorate internal communal areas and lift lobbies in blocks of flats and sheltered schemes every 5 to 7 years, depending on need.  The Council cannot afford to carry out these works.

· Paint those external areas of properties that are normally painted at least every 5 to 7 years. 

· Service all gas appliances each year and check all internal gas supply pipework.

· Regularly check the electrics in all properties in line with statutory requirements (currently every 5 years).

· Carry out regular maintenance programmes so that homes can be kept up to the Salford Standard.

Support for local employment and training initiatives

As a major investor and employer in west Salford, City West would aim to:

· When purchasing goods or services, positively employ locally-based companies.

· Provide apprentice schemes through its property maintenance team and other City West departments.

· Provide training, with recognised qualifications, to promote a multi-skilled work force.

· Access training opportunities by working in partnership with existing local training providers.
· Work with schools and colleges to offer work experience opportunities.
· Engage in Government return to work initiatives.
SECTION 6

Delivering housing management services

City West Housing Trust would be committed to delivering high quality, responsive housing management services that tenants want.
Locally responsive services

City West Housing Trust recognises the importance of providing quality local services throughout the city. It would provide services that are local and responsive to the communities that City West would serve. It would achieve this through:

· Have local office in each of the following areas of west Salford. 

· Eccles, Barton and Winton.

· Irlam and Cadishead.

· Little Hulton, Walkden and Worsley.

· Swinton and Pendlebury.

· Making it easy to contact City West, by phone, email or personal contact so that enquiries can be dealt with quickly.

· Consulting regularly with tenants to make sure the contact arrangements work well and are changed when needed.

· Holding regular open tenants' meetings in each area, and carrying out other consultations so that officers and tenants can discuss service delivery issues and pick up on problems quickly.

· Holding walkabouts on each estate at least quarterly, with local tenants and other agencies and feeding back to tenants on actions to be taken as a result.

· Making sure that its staff receive regular training and are kept up to date so that they can provide tenants with a good standard of housing management service.

City West would employ some of the people who currently work for New Prospect in delivering the housing service, so you would still meet and deal with the people you know. 

Delivering better services

City West would place a large emphasis on improving existing and developing new services if transfer takes place.  City West would look with tenants at introducing and/or improve the following:

· An in-house responsive repairs service (see Section 4 for more details).

· A new handyman and good neighbour service (see Section 4 for more details).

· Home Contents Insurance - City West would make sure that tenants have access to a Tenants’ Home Contents Insurance Scheme, either by setting up a separate scheme or making sure that tenants can continue in the scheme that the Council has put in place.

Improving the standard of grounds maintenance to its open pieces of land and communal garden areas. It would also work in partnership with the Council to ensure that any land they own on or around the estates is maintained. 

Giving local Area Panels responsibility for monitoring the Grounds Maintenance contracts at local levels, and for working with local tenants to develop service improvements.

Continue the provision of furnished tenancies, and would investigate the feasibility of offering different levels of furnishing at varying costs.

Investigate the introduction of a Tenants' Reward Scheme in consultation with tenants. 

Lettings and allocations

The Council plans for Housing Connections Partnership to hold a common housing register for all people looking for social rented homes throughout Salford, as part of a Salford-wide Choice-Based Lettings Scheme. City West would be a part of the Choice-Based scheme, and would have a published allocations policy which would be used to decide who is to be offered City West tenancies as they become available. This policy would allow for different categories of applicant to each be given priority for a proportion of the empty properties, including one in ten of vacancies going to people who are already tenants but who want a transfer. 

City West would have the final say over allocations to its homes. It would introduce local lettings policies into some areas where this is appropriate, and would involve local tenants and representative tenants groups in shaping the policy 

City West would let its properties fairly, and would introduce policies that aim to promote customer choice about where they live, whilst also promoting sustainable and balanced communities. 

.

.City West would:

· Make the best use of its resources by assisting with tenant transfers and mutual exchanges from within its own stock and help people to approach other registered social landlords.  

· Participate in National Home swap schemes, to help tenants who want to move elsewhere in the country.

· By participating in the Council’s Choice-Based Lettings scheme, City West would give its tenants and applicants the widest possible opportunities for rehousing in social housing throughout Salford, and give existing tenants a better chance of getting a transfer. 

· Let properties, including gardens, at an accepted standard of cleanliness and repair. This standard would be reviewed in consultation with tenant’s representatives and agreed by City West’s Management Board. 

Supported Tenancies

Working with the Supporting People Programme, City West would provide tenancies for people who are vulnerable and need help to manage their home and tenancy. 

Living in flats

All tenants in flats as well as houses would benefit from the improvements to your individual home under the Salford Standard (see page xx) as and when they are needed.

City West recognises that tenants who live in blocks of flats also need the block and its facilities, as well as the surrounding gardens and car parking areas, to be well maintained, clean and welcoming. 

City West would replace lifts in blocks of flats as and when needed,  starting with the oldest and those in worst condition, and would have a programme to replace them every 20 years.  Door entry systems would be replaced every 15 years and would be upgraded to up-to-date technology in consultation with residents as and when they are replaced. Before commencing any replacement, City West would work with the tenants in the block to ensure that the technology put in place is easy to use, and placed in a convenient position both within their home and outside the block. 

City West would also decorate internal communal areas and lift lobbies every 5 to 7 years, depending on need.

Security is also a key issue for flat-dwellers. City West would have a budget for estate fencing, landscaping and car parking improvements which could provide improvements to blocks of flats, as well as budgets to improve its lighting. 

City West would encourage tenants from flats to come together both within their own blocks and from all parts of west Salford to work on a standard for home and block improvements, to ensure a consistent and improved service across the board for flat dwellers. 

Caretaking and cleaning services can make a massive impact on the quality of life for tenants in blocks of flats. City West would develop a service standard in consultation with tenants and develop robust performance management to ensure a consistent, quality service providing value for money.

Equality of opportunity and access to services

City West would be committed to ensuring that all of its tenants, leaseholders and other residents are treated fairly with respect and without prejudice. It intends that they should have equal opportunities to access all its relevant services. These include home and neighbourhood improvements, housing management and maintenance services, and participation in community provision and activities.

City West would provide focus groups and forums for tenants from minority communities and for particular groups such as elderly tenants and young people on its estates, so that it could better meet their needs. It would not tolerate adverse discrimination and would involve tenants in challenging its services to ensure that any unwitting discrimination could be designed out.

There is more information about City West’s commitment to equality and diversity in Section 13. 

Customer care

City West would put customer care at the heart of service delivery.  It would do this through:

· Developing and operating a complaints procedure (see below).

· Developing customer care standards with tenants to cover the range of services provided by City West Housing Trust.

· Ensuring customer care standards are published and are used as a benchmark against which performance can be judged. 

Complaints, Compliments And Comments
City West would develop and operate a responsive complaints procedure in consultation with tenants. The procedure would be designed to ensure equality of treatment for all tenants, leaseholders and other residents.

City West would put customer care at the heart of service delivery.  It would value tenants views and comments and would have robust procedures for monitoring complaints and suggestions, and use them positively to improve services for the future.

If a tenant is not happy with City West’s response to their complaint, after they have taken their complaint through City West’s own complaints procedure they could take their complaint to the Independent Housing Ombudsman.  The Independent Housing Ombudsman would investigate the complaint and City West would be expected to comply with the findings.

Section 7

Tackling anti social behaviour and crime prevention

Your right to the peaceful enjoyment of your home

City West Housing Trust believes that all tenants have the right to live peacefully in their home and enjoy their surrounding area. No tenant should be expected to suffer from any form of harassment or anti-social behaviour whilst in their home or in the local area. City West Housing Trust would adopt a policy that sets out how it would deal with anti social behaviour. 

How would City West Housing Trust deal with anti-social behaviour?
City West Housing Trust would give top priority to dealing with anti social behaviour and nuisance. 

City West Housing Trust’s own area housing management staff would provide the front-line response to complaints about anti-social behaviour and monitor cases to make sure they are progressed and resolved.

City West would also ensure that it could deal effectively  with more serious anti-social behaviour problems. It would make sure that the work of its housing officers is supported by  specialised services including legal and witness support and evidence-gathering. 
City West would act to deal effectively with complaints by:

· Enforcing the new tenancy agreement as appropriate.

· Adopting a pro-active approach and a commitment to taking appropriate action to solve problems.

· Visiting tenants annually to ensure any problems are ironed out.

· Training appropriate staff on witness and victim support and anti-social behaviour issues.

· Using all relevant legal remedies available as appropriate.

· Giving clear and practical advice on what tenants can do to help deal with anti-social behaviour and providing support to those who suffer anti-social behaviour.

· Taking early and firm action against tenancy breaches which blight neighbourhoods or cause nuisance to others.

City West’s proposed tenancy agreement includes clauses to deal with anti-social behaviour and criminal activity, and these would be enforced appropriately.

City West would use a variety of means to ensure that tenants keep to their tenancy agreement and do not cause a nuisance to their neighbours.  These may include:

· Mediation.

· Acceptable Behaviour Contracts.

· Anti-Social Behaviour Orders.

· Possession Orders.  

· Injunctions.

· Introductory tenancies.

· Tenancy demotions. 

· Eviction.

Preventing anti social behaviour and crime

City West would also be committed to working to prevent anti-social behaviour.   It understands that prevention is better than cure and the following measures would be used to help prevent anti-social behaviour occurring:

· Work with tenants to develop policies and information on anti-social behaviour.

·  Develop Local Lettings Policies in areas suffering anti-social behaviour problems, that take the needs of the community and the applicant into consideration.

· Visit new tenants and monitor their introductory tenancies closely so that any potential problems are identified and dealt with before they are offered a full assured tenancy.

· Work with tenants, residents, the council and the police to identify. solutions to local problems and use opportunities to design out crime on all new environmental and development projects.

· Provide sensor external lighting to homes. 

· Improve City West’s lighting and security around sheltered schemes and blocks of flats.

· Encourage reporting of anti social behaviour with full support for victims and complainants. 

· Carry out estate visits and walkabouts with tenants on a programmed. basis and notifying tenants when this will take place to maximise contact with tenants. This would help City West understand where and why problems occur, lead to improved housing management services and help encourage stable communities. 

· Working with the police and joining in initiatives to reduce burglary and to increase people's security in their homes and the area they live.

Encouraging socially responsible behaviour

City West would encourage tenants and residents on its estates to behave in a neighbourly way and would work with individuals, groups and agencies that could help with this, including:

· Working with young people, community leaders, and youth and education agencies to prevent youth crime and anti social behaviour rather than just dealing with it when it happens.

· Supporting groups of tenants and Associations that wish to establish Neighbourhood Watch Schemes or other activities that support their communities. 

Section 8

Your environment and neighbourhood

City West Housing Trust wants its homes, estates and neighbourhoods to be places where people choose to live, want to stay, and where they can enjoy a good quality of life. This means improvements to more than your home. It means investment in your neighbourhood and local community, and investment in your local environment.

Maintaining your environment 

Although the improvement of homes would be a major priority, City West wants to ensure that there are improvements to more than just the fabric of dwellings. City West would set aside over £18 million to invest in estate and environmental improvements and the surroundings of tenants’ homes, including:-

· New fencing 

· City West would plan to spend around £4 million on fencing and gates to tenants homes on a priority basis in the first five years after transfer.

· Improvements to paths 

· City West would plan to spend around £2 million on repairs and improvements to paths that it would own.

· External sensor lighting 

· City West would plan to spend around £2 million on external sensor lighting to tenants homes.

· Estate environmental improvements

· City West would plan to spend £10 million on environmental improvements to estates. This would include:

· Off road parking where practically possible.

· External lighting.

· Defined play areas.

· Estate boundary fencing (in addition to spending on fencing to individual homes).

· Planting and landscaping.

The local Area Panels would consult with tenants on their estates to make sure that investment in environmental improvements are tailored to suit their differing needs.

Unadopted roads and paths

In addition, City West would plan to spend £3 million on unadopted roads and paths that it owns. 
Improved estate management

City West Housing Trust would work to improve the management of estates, open spaces it owns and communal garden areas by having a dedicated budget to spend on grounds maintenance. This includes such things as grass cutting, landscaping and tree and hedge maintenance.

The local area panels would have responsibility for monitoring the grounds maintenance contracts at local levels and for working with local tenants to develop service improvements. 

Commitment to investing in neighbourhoods and communities

City West Housing Trust would invest in your neighbourhood and local community through:

· A commitment to develop and work in partnership with other agencies (e.g. the police, youth services, social services, neighbourhood management etc) and local community groups for the benefit of local estates and neighbourhoods.

· Actively contributing to partnerships with other agencies (e.g. the police, youth services, social services etc) who can help provide facilities or services which benefit local communities. 

· Supporting and contributing to neighbourhood management including continuing to provide facilities for use as 'neighbourhood hubs'.

· Looking at further opportunities to work with, support and contribute to  voluntary and community groups to ensure local activities are provided which communities want and which can contribute to the development of stronger communities. 

· Pursue alternative funding sources (e.g. lottery funding) to help fund social community, health, anti crime and training initiatives in partnership with the appropriate agencies (e.g. the police, colleges). 

Providing for our young people

City West would engage with young people through their schools, youth workers, and through focus groups to consult with them about what facilities they need on estates and to encourage them to take up the opportunities for work experience, apprenticeships and jobs that it would be able to offer. It would encourage active tenants and tenant groups to include their young people in their meetings and activities, which would help to promote inclusion.

City West plans to invest £1.1 million in play areas, and would provide facilities for youths as well as for children. It would involve the children and young people themselves in specifying what is needed. 

SECTION 9

Housing and services for older people

A transfer to City West Housing Trust would bring much needed investment to all of the housing service. One area of particular importance is the provision of modern facilities and services for older tenants, so that they can have a good quality of life and enjoy their independence in their own home. 

City West would have older tenants who live in sheltered schemes, in flats and bungalows, and those who remain in family houses. It would make sure that it maintains and improves homes and services for all its older tenants, and consults with you about your needs and preferences, wherever you live.

It would also carry out periodic reviews with its older tenants to make sure that the provision and standard of accommodation, and the services provided, remain up to date and suitable to tenants needs.

The Council last undertook a review of sheltered schemes in 2006, and identified those schemes where additional investment to add to the comfort and convenience of residents was affordable.  Following further consultation with the residents of sheltered schemes, City West Housing Trust has developed a “Salford Sheltered Standard” for these schemes, which is described later in this Section.

The sheltered housing schemes are:

· College Croft

· Kemball House

· Shepway Court

· The De Traffords

· The Meadows

· Laurence Lowry

· Queens Close

· Pennington Close

· Streetgate

· Enfield House

Housing designated for older people

Other schemes were redesignated as being for older people. These are:

· Hulton Avenue

· Russell Court

· Sindsley Court

· Tyne Court

· Westwood Avenue

· Whittlebrook House

There are also other flats and bungalows in west Salford that are designated for older or disabled people.

As there is an increasing number of older people, City West would be committed to ensuring blocks remain designated for older people and that there is an adequate supply of housing for older people.

Although these schemes would not receive the extra work to communal facilities that the sheltered schemes would, tenants in the five “redesignated” schemes and all homes designated for older or disabled people would receive the Salford Standard improvements to your homes and would still have your warden and Care on Call services.  

Improving housing for older and disabled people

All older tenants – whether you live in a sheltered scheme, one of the former sheltered schemes redesignated as housing for older people, or in a family house - would benefit from the improvements to your individual home under the Salford Standard (see page xx) as and when they are needed.

Improvements to help with disability

In sheltered schemes and other flats and bungalows designated for older or disabled tenants, City West would:

· Include lever taps as standard in kitchen and bathroom improvements.

· Give tenants a choice of bath or shower when improving bathrooms.

· Place sockets and switches at the right height agreed with the tenant when rewiring.

· Design new kitchens with worktops at convenient height for the tenants

without the tenants having to apply for adaptations. 

Wherever possible, if a home is scheduled for home improvements City West would try to make sure any adaptations that the tenant needs would be carried out at the same time as the main works to the property, so that tenants would have improvements that suit their needs and as little disruption as possible. 

City West would work to reduce waiting times for other aids and adaptations by developing an “adaptations without delay” scheme for smaller works where assessment by an occupational therapist is not needed, and setting maximum acceptable waiting times for various types of adaptation in consultation with tenants (There is more information about aids and adaptations in Section 4)

City West would also decorate internal communal areas in blocks of flats, older persons schemes and sheltered schemes every 5 to 7 years, depending on need.
Improvements to sheltered schemes

City West, together with the Council, is keen to see that older people are able to stay in their own homes as long as possible. City West would plan to invest £7 million in substantial improvements to sheltered housing to ensure that the communal facilities and tenants homes are brought up to a modern standard.

City West would continue the services currently provided to residents in sheltered accommodation. This would include the alarm system and response, communal and guest facilities and social activities. 

The Salford Sheltered Standard
City West would work in consultation with the tenants in each sheltered scheme, and the Wardens, to look at the possibilities for extra investment in the communal facilities and draw up plans for each scheme.  These would then be programmed and tenants would be informed in advance when works to their scheme would take place.

The sheltered standard covers:

· Conversion of bedsits to 2-bedroom flats.

· Wet rooms and appropriate height toilets in the communal facilities. 

· Kitchens with worktops and electric sockets and switches at appropriate heights.

· Lever taps.

· Lifts available for all flats above ground floor level.

· Buggy / scooter recharging facilities.

· Hearing loop system in communal lounges.

· More modern warden call technology that can support additional services for tenants who need them.  

· Handrails to corridors and stairs.

· Corridors free of steps.

· Canopy outside all external doors.

· Access ramps to buildings, or level access.

· Adequate external paths.

It may not be appropriate or feasible for City West to include all of these features in all schemes, since the layouts and amounts of space available vary. 

Services for older people

Warden Services

Our area warden and On-Call service is award-winning and the Council plans to keep the service together under the Housing Connections Partnership service so that older people all over west Salford can continue to benefit from their experience and expertise. 

If the transfer goes ahead, City West would continue to deliver the full range of services for older people that tenants currently receive, and would make sure that you still have your wardens.  

All older, disabled and vulnerable tenants would also still be able to receive the 24-hour Care on Call service. 

City West would work with tenants to set agreed levels and standards of service for all of its services, whether it delivers them itself or buys them in under contracts, including from the Housing Connections Partnership. City West would monitor the delivery of services with tenants to ensure they are good quality.

Improving services

City West plans to work with tenants and wardens to improve services to older and disabled people through:

· Reviewing the services and facilities in all the sheltered schemes with the intention to develop them to provide more support so that tenants can live independently for as long as they wish.

· Enhancing the 24-hour emergency call system to provide the option of better support to those who are particularly vulnerable. This would include the increasing use of technology to ensure that older or disabled people are supported in their own homes for as long as they wish.
· Working with older and disabled tenants to agree a void standard for sheltered and other homes designated for elderly or disabled people.
Tenants have also told us that they would like City West to provide a handyman and good neighbour service for those older and disabled tenants who need help with little jobs around the home such as replacing light bulbs etc.

City West would work with tenant representatives to investigate methods of delivering a handyman and good neighbour service and put in place such a service within 1 year of transfer.

SECTION 10

Involving you in the running of the service

City West Housing Trust would involve its tenants, leaseholders and (where appropriate) other residents of its estates at all levels of the business and its services. Tenants would be involved in how the company is run through its governance (Board) structure, and in how its services are delivered through its tenant involvement structure.

The levels where tenants and leaseholders would be involved are:

· At Board level – with one third of the places, rising to up to one half of the places within six years  (leaseholders could hold one tenant board member place).

· As members of City West Housing Trust.

· At the Area Panel level – with half of the panel places.

· Through tenant consultation exercises, including surveys and focus groups. 

· Through the tenant involvement structure, whether as members of groups or individually.

· Through the tenant empowerment policies, which would encourage tenant groups to become involved in the management of their estates and areas to the level and at the time that suits them.

Governance 

Tenants and leaseholders will be able to be involved in how the company is run in a number of ways. These are:

· At Board level 

A shadow Management Board has been established for City West. This has 12 members, including four tenants.  The tenant board members have exactly the same status, rights and responsibilities as other board members. If the transfer goes ahead the shadow Board would become the Board

Tenant Board Members would hold office for 3 years each, after which they would stand down, so every tenant would have an opportunity to put themselves forward for consideration to become a member of the Board each year. Tenant Board Members who have stood down would also be able to put themselves forward again.

When tenant board members are recruited, leaseholders would also be able to apply to be elected to hold a tenant board member place, but as the number of leaseholders in west Salford is low only one such place could be held by a leaseholder at any particular time.

City West Housing Trust plans to increase the number of tenant board member places from one third up to one half of the board over a period of time. This would lead to a reduction in the number of council board member places.  The timescales for this would be determined by the performance of City West in delivering the promises set out in this offer.

· At an area level

City West would also set up Area Panels to deal with service delivery, and some service planning, in each of the 4 local areas of west Salford.  They would have powers delegated from the Board to give them a significant role in monitoring and reviewing local performance, and in some instances local budgets and policies, for matters likely to include:

· Housing management services.

· Improvements to homes and estates.

· Repairs and maintenance.

· Tenant involvement and consultations in their area.

· Local priorities.

· Working with other partners and agencies in their area on cross-cutting issues.

These Area Panels would have places for tenants and leaseholders. This would increase the opportunities for all tenants and leaseholders to get involved in the legal responsibilities of the governance of City West Housing Trust, for their own area. 

· As individuals

All tenants and leaseholders of City West Housing Trust would be encouraged to become shareholders of the organisation. As the company would be not-for-profit, shareholders would not receive any dividend, but shareholding membership would allow tenants and leaseholders to attend, speak and vote at the Annual General Meeting of City West Housing Trust.  

· Through estate management
Although tenants of City West Housing Trust would not have the legal right to manage, City West would adopt aims and objectives to give tenants a high level of involvement in the management of their homes and estates.

City West would therefore be committed through its constitution to supporting Tenants and Residents’ Associations who want to take responsibility for some or all of the management of their homes and estates. It would provide interested groups with the support and training needed to enable them to reach the level of competence that they would need in order to manage their chosen services effectively. It would then be willing to enter into formal legal agreements with them to manage their chosen services for their own estate, subject to them satisfying a number of conditions.  

City West would be able to offer advice and practical assistance as well as financial support.

Training 

People who are involved in the governance of their landlord, or the management of their homes and estates, need training to be able to carry out their role effectively.

City West would provide training and information:

· To tenants who are interested in applying for membership of the Board or an Area Panel.

· To Board members.

· To Area Panels, to enable them to increase their control over local policies, housing management and maintenance, and resources over time.

· To tenant groups who want to become more involved in the management of their estates.

Tenant participation and involvement 

City West would work with tenants to develop a new clear tenant participation agreement and service, in line with Housing Corporation guidelines.

City West would guarantee that – as a minimum - standards contained in the Tenant Compact between the Council and tenants would be met in City West’s Compact (or agreement) with its tenants. Its aim would be to quickly exceed those standards, and to introduce more ways for individual tenants and those who don’t wish to get involved in groups to contribute to consultations and influence its services. This could be anything from receiving a newsletter to setting up your own tenant and residents group. 

City West would also build on existing tenant participation structures and establish a clear link with the Board. In time it would also develop area-specific tenant involvement agreements or compacts, in accordance with local demand.

Getting involved in the management of your home

City West would be committed to giving all tenants the opportunity to have a real say in the management of their homes and services by enabling all tenants to get involved in a manner and at a level that suits them. 

As a minimum City West would:

Involve and consult you in improvements to your home through…

· Consulting you on repair and improvement programmes, both as individuals and through project groups or tenants and residents associations.

· Providing support and staffing for you to be involved in planning and monitoring improvement schemes.

· Giving you choices about work would be carried out in your own home.

· Involving you in decisions about environmental improvements.    

Involve and consult you on service delivery and service standards through…

· Involving you in reviews of services and service standards.

· Involving you in the monitoring of service standards, e.g. by using tenants as “mystery shoppers”.

· Carrying out telephone surveys, focus groups and questionnaires to find out your views on the services City West delivers.

· Holding regular meetings in each area where tenants and officers can to monitor and review services together.

· Continuing  and developing focus groups for tenants from specific groups, such as disabled tenants, those from black and minority ethnic. communities, and young people, and developing other ways for you to get involved in City West’s services and decision-making.

· Continuing and developing the forum for older tenants and those in the Sheltered Schemes.

· Continuing and developing the Leaseholder Group.

Feedback

City West would be committed to giving tenants and leaseholders feedback on the outcomes of consultation exercises, and to using feedback from tenants and leaseholders in planning and reviewing its services.

Support for tenant participation

City West Housing Trust recognises tenant involvement as a central function to all services. Council staff have worked with tenants in drawing up this offer document. City West would build on that consultation and work with tenant representatives to develop the existing service and draw up its own tenant involvement and empowerment policy and agreement. This would include:

· Working with tenants to set up and support a west Salford-wide tenants network and recognising its independence.  

· Giving support to an Annual Tenants' Conference.

· Increasing the opportunities for involvement at a variety of levels. 

· Supporting and developing tenants’ and residents’ associations across west Salford. 

· Providing support and training for tenants.

· Providing a dedicated tenant participation service and staff.

· Developing innovative ways to engage with tenants across west Salford. 

· Encouraging tenants to become involved in locally based activities.

· Continuing to provide property for local people and agencies to use as local resource centres.

Tenants have also asked for a tenants’ resource centre for the use of all City West’s active tenants and Tenants’ Associations. Whilst this is not affordable at present, City West would pledge to work with tenants to help find the resources needed to provide and run a centre in the future.

Tenant and Resident Associations

City West would be committed to the support and establishment of local tenants and residents associations, which meet its recognition criteria.  Tenants and Residents’ Associations would be recognised in City West’s consultative mechanism in their area.  This would include consultation on issues such as:

· Local decision making.

· Policy changes.

· Works to be carried out by City West on estates.

· Services provided on estates by City West and other partners.

It would be City West’s policy that groups be involved from the start of projects that occur on their estates and have adequate time to consider the impact of any proposed policy changes. Where there is no recognised group City West would give tenants the opportunity to set up a project or focus group and then encourage and support them to build on this to become a recognised association for the area.  

As already stated, City West would support tenant management, but it would also support tenants groups who want to get involved in the management of their estates without taking on the full responsibilities of a tenant management organisation. 

It would provide interested tenants with support, training, advice and practical assistance to the level that they were comfortable with. It would develop opportunities for interested tenant groups to get involved in the management of their estates to the level that suits them, at the time that suits them. These different levels are part of the staircase of involvement for tenant groups which would include:
· Involvement in the housing service through a tenants and residents group.

· Estate agreements/service level agreements.

· Local management agreements.

· Tenant management.

Practical help for tenant groups

City West would also provide practical support for Tenants’ and Residents’ Associations consulting regularly with tenants and tenant groups to ensure that the support provided remains in line with their needs

This support could include:-

· Start-up and annual grants.

· Help from tenant participation staff.

· Property to use as a base at a peppercorn rent.

· Help with producing and copying newsletters and flyers for their estates.

· Training and access to outside events.

Regular information

City West would provide regular information to tenants on its services, activities and performance, including regular newsletters and an annual report. Tenants would be encouraged to contribute to these. 

City West would try to make sure that all information it would produce for tenants could be easily understood. It would:

· Involve tenants in proof-reading documents to make sure they are clear.

· Use at least a 12-point font size so that information would be easy to read.

· Provide information in the main community languages for those who need them.

· Provide information in different formats including on DVDs or tapes for those who need them. 

A new tenants handbook for City West would be produced in consultation with tenant representatives      

SECTION 11

Rent and other charges
Your rent

On transfer, the rent with City West would be the same that you would have paid to the Council.
The first rent increase after any transfer would be in the following April and rents and service charges would only increase once a year, normally in April. This would be the same as if the Council remained your landlord.

This Section tells you about future rents. It also gives details about service charges and other matters concerning your rent.

The Government’s Rent Policy 

The Government has introduced a policy for rents for both Councils and registered social landlords (like City West). This aims to ensure that by 2012 rents for “social housing” (housing association and council) are similar for similar properties in similar locations. 

The Government’s rent policy is that:

· Rents for social housing should remain affordable and well below rents set by private landlords.

· Rents for social housing should be fair and consistent.

· There should be no significant difference between the rent set by councils and housing associations.

The Government has developed a formula for working out rent levels called a target rent. Councils and housing associations must aim for the target rent, and this rent takes into account the value of the property, the number of bedrooms, and average local earnings.

The aim of the target rent is to ensure that rents accurately reflect local circumstances and are kept affordable in the long term.

This means that whether your landlord is City West or the Council, you would pay the same rent by 2012 or when the target rent is reached, regardless of whether the transfer takes place.

Remember the Government’s rent policy applies nationally to all councils and housing associations (like City West). 

The Government has set limits on the maximum increase the Council or City West can make to your rent. This limit or cap means that  your rents would increase by no more than inflation plus 0.5% (half of one percent) each year, plus an appropriate annual adjustment (up to £2.00 on the weekly rent or £2.17 based on a 48 week rent year), until the target rent has been reached. This approach to gradually reaching target rents would be the same with the Council or City West.

Once the Government’s target rents are reached, Government policy currently states that all rents should increase by no more than inflation plus 0.5% each year.

Rents with City West Housing Trust

In line with the current Government guidelines, City West’s financial plans are based on limiting rent increases – after the target rent is reached – to inflation plus 0.5% a year.

You would continue to have 4 non-payment weeks each year and the rents would be collected over the remaining weeks.

Rent statements would continue to be sent to all tenants each quarter.

How does this compare with what the Council would have to charge?

If the transfer does not happen, and the Council remains your landlord, the Council would still have to move all rents to its target rent levels.

There are three important points to remember:

1. Whether transfer occurs or not, rents will change in line with the Government’s policy on rent convergence. This policy means that by 2012 or when target rent is reached, you would be paying the same rent for your home whether the Council or City West owns it.

2. The levels of rent that City West would set in future would be governed by  Government policy as is the case with the Council

3. City West plans to invest £165 million in its homes in the next five years and up to £604 million within 30 years of transfer, over and above the amount needed to pay for day-to-day repairs.   Government policy does not currently allow the Council to borrow the money it needs in the same way, as it has to operate within public sector financial regulations. The Council would only be able to invest about £21.5 million in the next five years. 

What would happen to service charges?

The Council currently collects some service charges which are separately identified on tenants’ rent cards.  Examples of charges made are:

· Caretaking and cleaning services to shared areas, typically blocks of flats

· Security charges for blocks of flats and CCTV.

· Heating costs – where heating is supplied to your home from a central. meter and the utility provider does not bill you directly.

Where services are charged for at present in separately identified charges on your rent, this would continue to be the case if the transfer goes ahead.  

How would service charges increase?

City West Housing Trust would apply service charges as “other rent charges” and this is the way they would be described in your tenancy agreement with City West. You would not be charged more than the costs of the services. 

The Government policy for rent increases also applies to these “other rent charges”. This means that increases in the rent including service charges for “other rent” services would be limited to inflation plus £2.00 (£2.17 per week in a 48-week year) plus 0.5% per year.

What about new services? 

City West could introduce new services in the future, which may mean an extra “other rent” charge. However, it would not make you pay any extra before you have been consulted regarding the introduction of new services.  Where a new service is introduced, a Service Level Agreement would be developed with the tenants who would be paying the charge before its introduction, so that they know exactly what they would receive for the charge.

In the future, if tenants wanted City West to provide extra services, for example Community Wardens, these would be paid for by an “other rent” charge, but this would only happen after consultation with all tenants affected by the charge

Supporting People subsidy

The Government has said that all social landlords (registered social landlords and Councils) must identify the cost of providing support to tenants, such as those living in sheltered accommodation.

Since April 2003, these costs have been met out of a new fund – the Supporting People Subsidy.  As with Housing Benefit, there is a means test to see how much of the cost a tenant may have to pay, if anything.

These rules apply to the new Housing Trust and the Council.  They would not change as a result of transfer.

Paying your rent 

If transfer takes place, you would still be able to pay your rent as you do now by:

· Direct Debit.

· Standing Order.

· At the Post Office.
· At shops displaying ‘PAYPOINT’.

· Via a secure internet site 24 hours a day.
· Over the phone 24 hours a day.

· By cheque through the post.

City West would be committed to continually looking at enhancing payment facilities as technology changes and in line with the wishes of tenants during periodical reviews. 

City West would expect tenants to pay their rent on time, using one of the above payment methods or via Housing Benefit.

Rent arrears
Your rent money would pay for the housing service and the investment in your homes and communities now and in the future. City West would have a policy aimed at maximising the collection of the rent and to minimise arrears.

As a responsible social landlord, City West, would adopt a firm but fair policy towards tenants who do not pay their rent. 

City West would prioritise the collection of rent arrears, as well as providing help and support to those who fall behind with their rent payments.  This would help tenants to make sure that they are receiving the right benefits and support that they need to manage their tenancy.

As a final step in a rigorous arrears recovery plan, City West could take legal action to repossess a tenancy as the Council does now. This would normally only occur when a tenant had failed to make an agreement to clear the arrears or had failed to comply with an agreement to pay off the arrears without good reason.

City West would use similar grounds for repossessing homes as the Council does now. It would not use the additional grounds for possession that are available to make repossession easier in private sector assured tenancies (see the proposed Tenancy Agreement at Section 15).

Helping tenants in difficulties

City West recognises that some tenants do have financial problems at times and may fall into arrears with their rent. City West would contact all tenants in arrears as soon as possible to try to work out a sensible and reasonable repayment plan to repay the arrears. It would have a fully trained team of officers to ensure payment of rent and reduction of arrears, and to help tenants to make sure they are claiming their entitlement to housing and other benefits so that paying the rent does not cause undue hardship. 

City West would also support and promote ways of reducing the possible burdens of debt such as the use of community based initiatives e.g. credit unions.

Housing benefit

The transfer would NOT affect your entitlement to claim Housing Benefit or Supporting People subsidy. Applications for Housing Benefit would continue to be made to, and be paid by, the Council. Advice would be available from the Council’s Housing Benefit office and from City West Housing Trust offices. 
SECTION 12

Your rights

How would your rights be affected if transfer goes ahead?

Most tenants of the Council are secure tenants and if the transfer goes ahead you would become an assured tenant of City West Housing Trust. You would also have protected rights. This means that your rights as a Council tenant have been written into the assured tenancy agreement for City West Housing Trust.

The proposed Assured Tenancy Agreement for transferring tenants is in Section 16.

The main difference is that as a secure council tenant your tenancy rights are set down in law by Acts of Parliament. As an assured tenant with City West, your rights would be covered partly by Acts of Parliament and partly by a legally binding contract (the Tenancy Agreement) between you personally and City West.

The Council has ensured that all the key rights that you had as a Council Tenant would be contained in your tenancy agreement. Therefore you would be an assured tenant with protected rights. You would still have the right to stay in your home provided that you keep to the terms of your tenancy agreement. 

How would your rights compare?

This chart summarises the rights you have as a tenant of Salford City Council and the rights you would have as a tenant of City West Housing Trust.

	Rights 
	Your rights with City West Housing Trust 
	Your rights as a tenant of 

Salford Council 

	The Right to Buy your home with a discount
	Yes (the Preserved Right to Buy)
	Yes* 

	The right to live in your home without the threat of being evicted without good cause (Security of Tenure)


	Yes
	Yes

	The right of succession (the ability of a member of your family to take over your tenancy when you die)


	Yes
	Yes

	People who have already had a succession before transfer takes place would receive another one


	Yes
	No

	The right to transfer and exchange

 
	Yes
	Yes*

	The right to make improvements to your home and receive compensation
	Yes
	Yes*

	The right to have repairs carried out within set timescales 
	Yes
	Yes



	The right to take in lodgers and (with permission) to sublet part of the property 


	Yes
	Yes

	The right to be consulted about the management of your homes


	Yes
	Yes

	The right not to have your tenancy agreement changed (except for rents and service charges) without your individual consent 


	Yes
	No

	Right to repair


	Yes
	Yes

	Right to manage 
	No, but City West would adopt Housing Corporation guidelines for support to manage. 
	Yes 




*These rights do not apply to introductory tenants
Your protected rights

If transfer takes place you would need to sign a new tenancy agreement  (See the proposed tenancy agreement in Section 17)

Your rights in that agreement cannot be changed without your individual permission once you and City West have signed the tenancy agreement. This provides greater protection against change to the agreement than exists with the council. The only things that change without your permission are the annual rent and service charges, although these changes are limited by the Government's current rent policy, and changes made by law. 

The preserved right to buy

If you have the Right to Buy your home with the Council, you would continue to have a Preserved Right to Buy with City West Housing Trust. Any discount you have built up would transfer with you and would continue to increase up to the appropriate maximum while you are a tenant of City West Housing Trust.  You would not have a right to service charge loans.

You would keep your Preserved Right to Buy even if you later move to another home which is owned by City West Housing Trust, as long as the property itself is not excluded from the Right to Buy. These would be the same homes that are already excluded under the Council, such as homes for disabled tenants and sheltered accommodation. A member of your family who succeeds to your tenancy after your death would also have the right to buy. (if you had that right and if they qualify under the legislation).

If you have the Preserved Right to Buy and later move to council housing in another area, you would still have a Right to Buy and any discounts would include time as a tenant of City West Housing Trust. If however you moved to a home owned by any Registered Social Landlord other than City West Housing Trust you would lose your Preserved Right to Buy.

Cost floor rule

The main difference between the Council Right to Buy scheme and City West Preserved Right to Buy scheme relates to something called the ‘cost floor’. This is the minimum price that you could pay for your home even if your discount would otherwise take the price below this amount. The cost floor is the amount that the landlord has spent on buying, improving or repairing your home over a set period, and becomes important where large amounts of money have been spent on repairs and maintenance. In the case of City West Housing Trust, the homes would be transferred without any payment from City West to the Council therefore there would be no cost of buying the home to be included in your cost floor calculation.

With the Council the minimum price - the cost floor - is worked out over a 10-year period before you buy your home. City West however would be able to take into account all costs incurred during the 15 years before your application to buy, starting at the point of the housing transfer. City West is also able to include in the cost floor the cost of ‘catch-up’ repair works that would be carried out to your home, even if they have not yet been carried out. 

In some cases, for example if you moved into a home that had major refurbishment or building works, the effect of these changes may reduce the amount of your discount. For the majority of tenants, in relation to buying your current home or if you moved to another that had not had any out of the ordinary refurbishments, it is likely that the different cost floor rules would have little or no effect. 

Tenants housed by City West after the date of transfer would not have the Preserved Right to Buy, but would have the Right to Acquire.

The right to acquire

New tenants after a transfer would be able to buy their homes under the Right to Acquire scheme as long as they are eligible and meet the criteria.  This scheme is based on a grant rather than a discount and is normally less generous than the Preserved Right to Buy Scheme.  

The qualification times are the same as Preserved Right to Buy. Both these rights are available to transferring tenants but you can only use one of them and not both. 

The right of succession

Council tenants have a right to pass on their tenancy to another member of their family living in the property at the time of their death, subject to certain conditions regarding length of residence in the home - see Clause 40 of the proposed tenancy agreement in Section 17. This is called a “succession” and can only happen once. City West’s proposed tenancy agreement allows the same people to take over the tenancy when a tenant dies as under the Council’s secure tenancy, and as with the Council your home would only be able to be passed on once.

The proposed new Tenancy Agreement for tenants transferring to City West Housing Trust ignores any previous successions to the tenancy with the Council.  

This means that if the transfer goes ahead there would be an added benefit - tenants who have already succeeded to a tenancy as a council tenant would have the right to pass on their tenancy on one more occasion.  

Once your succession rights had been used up, City West would give individual considerations to applications from family members after your successor’s death.

Transfers and exchanges

City West would continue to offer tenants the opportunity to transfer to another property belonging to City West , and to exchange homes with a tenant of City West or another social landlord (provided you have our permission in advance). 

The housing allocations policy would give tenants a better chance of getting a transfer to another home than at present, and for tenants who want to transfer to be matched up with others who may wish to mutually exchange.

Tenants would also be able to be part of the HOMES scheme that allows tenants to exchange homes throughout the country.

Right to sublet

You would be able to sub-let part of your home, with City West Housing Trust’s written permission, or to take in lodgers provided you do not overcrowd your home. In such circumstances you must continue to occupy the property as your only or principal home.

You would not be allowed to sublet the whole of your home. This is the same position as being a Council tenant.    

Right to Repair

If City West Housing Trust or its contractors failed to carry out certain types of repairs within specified time limits, you could ask City West to appoint another contractor to do the repairs.  You have the Right to Compensation if that contractor also does not do the repairs within a specified time limit.

Please note that the Right to Repair does not apply to all repairs, but to certain categories e.g. that may affect health and safety. These will be explained in City west’s tenants’ handbook. 

Right to make improvements

You would also have the right to carry out repairs and improvements yourself, provided that you got permission in advance from City West. Some improvement works could entitle you to receive compensation from City West if you end your tenancy.

Right to be consulted and receive information

City West Housing Trust would consult with its tenants about housing policies, property and estate improvements, maintenance and management and provide information, in accordance with good practice and its policies on tenant involvement. The Housing Corporation would also require that City West consults and provides information to all its tenants.

Protection against eviction

City West would not use any of the additional grounds for eviction available under an assured tenancy, against any of its tenants, whether those transferring from the Council or new tenants after a transfer.  Your new assured tenancy agreement has been drawn up to make sure your right to live in your home matches as closely as possible those you have now with the Council.

Introductory tenants

Those new tenants of the Council who hold introductory tenancies at the time of transfer would continue their introductory period. They would be given Assured Shorthold tenancies by City West, until they had completed their 12-month introductory period (including the time spent in their introductory period with the Council). They would be given the same full assured tenancy with protected rights (including the Right to Buy) as other transferring tenants once they had completed their introductory period satisfactorily.

Rights for new tenants

People who become new tenants of City West after the transfer would be given an Assured Shorthold Tenancy agreement for a probationary period of 12 months. 

At the end of the 12 months, provided the tenancy has been conducted satisfactorily, they would be given an assured tenancy agreement containing substantially the same rights as you have except for the preserved Right to Buy. 

What rights would you lose? 

There is one right that cannot be granted under an assured tenancy.  This is the right to manage. This allows tenants to set up a tenant management organisation in their area subject to certain rules. 

However, although you would not keep this right in law, City West Housing Trust is committed to working with tenants to achieve greater involvement in the management of your homes and would in the future consider and give appropriate support to applications made to establish Tenant Management Organisations provided that there is clear support from tenants, and a number of conditions are satisfied. 

City West would also work with tenant groups who want to get involved in the management of their estates and neighbourhoods but who do not want the added responsibility of tenant management. It would be committed to developing tenant empowerment so that tenants could become involved to the level and at the time that suits them, and would work with tenants to put in place a “staircase of involvement” to support this. 

See Section 10 for the “staircase of involvement”                     

Would tenants have any new rights?

After transfer tenants would have the following new rights:

· The right to refuse changes to the individual tenancy agreement except in relation to rents and charges or changes made by legislation. Tenants must personally agree to all other changes.

· Even if you have already used your right of succession when you were a tenant of the council, all tenants would start again with a new right of succession.

SECTION 13

About City West Housing Trust

What type of organisation Is City West Housing Trust?

City West Housing Trust would be a new independent local housing company set up with the assistance of the Council. It would exist to supply and manage quality affordable homes in west Salford.  It would intend to register with the Financial Services Authority as an Industrial and Provident Society, as well as becoming a Registered Social Landlord regulated by the Housing Corporation.  

City West would be independent from the Council.

It would be an Industrial and Provident Society and would be deemed to be an organisation with charitable aims. It would also be a not-for-profit body, therefore its income and any surpluses would be spent on improving homes and services, developing neighbourhoods, and repaying loans.  The proposed constitution of City West would include provisions to have tenant empowerment and community involvement as a key focus. 

As a charitable organisation, City West Housing Trust would have tax advantages which would therefore allow it to make the best use of its income for the benefit of its business and tenants. 

City West Housing Trust’s agreement with the Council

If the transfer goes ahead, City West Housing Trust would have a formal contract with the Council.  In this contract, City West would give a legally binding commitment to honour all promises made on its behalf in this document.  

City West and the Council would also work in partnership on cross-cutting, regeneration and neighbourhood issues that affect west Salford.  

The Council’s aims and objectives

The Council feels strongly that City West would enhance its ability to deliver on its own 7 pledges to the people of Salford “to make Salford a magnificent city”.

The transfer proposals are consistent with the Council’s Housing Strategy and City West would work with the Council to meet these priorities. 

City West Housing Trust’s core values and priorities

City West’s Board wants its homes, estates and neighbourhoods to be places where people choose to live, want to stay, and where they can enjoy a good quality of life. It has established the following core values for the organisation:

· To treat you with honesty and integrity.

· To actively listen to customers and consult customers on policy and service issues.

· To be committed and positive about delivering improvements  to homes, estates and excellent standards of service.

· To make west Salford the best place to live both inside and outside your home.

· A commitment to investing in and improving your local community and neighborhoods.

· To have happy motivated staff.

City West Housing Trust would set its priorities to achieve its vision:

· Making sure its homes are modern and meet the needs of the people of west Salford.

· Putting in place measures that improve employment and training opportunities for local people and apprentices.

· Putting tenants and residents at the heart of its decision-making processes

· Investing in services that meet the needs of vulnerable people.

· Working in partnership with the Council and other agencies to regenerate communities.

New homes for the future

Once it has achieved its main priority of improving your homes and estates, City West would be able to consider whether it could build new homes. Subject to it being able to raise the necessary funding, City west would be able to do this because:

· It would not be a public sector body, so would not have the kind of restrictions that have prevented the Council form investing in new homes for many years.

· The Council has committed in principle to transfer other housing assets, including land, to City west should the transfer go ahead.

Equality and diversity

City West Housing Trust would be committed to promoting equality and valuing diversity. 

City West Housing Trust recognises that people who would provide and use its services come from many diverse backgrounds, with different experiences and needs. City West Housing Trust would be committed to identifying and meeting the needs of all its customers and staff

City West Housing Trust would ensure that it acts fairly and that no-one receives less favourable treatment when applying for housing, Board or Area Panel membership, employment or when accessing and using its services because of unfair discrimination. City West Housing Trust would also acknowledge that some people experience more than one form of discrimination.

City West Housing Trust would develop and adopt an equality and diversity policy and strategy in consultation with its customers, staff, agents and suppliers. 

It would ensure all its customers had a chance to comment on the services it provides and get involved in the development and improvement of its services. (see Section 10 - Involving you in our service).

Who would make sure that City West keeps these promises?
If transfer goes ahead, the work of City West Housing Trust would be monitored, both through its own Board and tenant involvement structures, and by outside bodies. 

City West’s Management Board would receive regular monitoring reports, and would set up its own Audit Sub-Committee. It would also have to appoint external auditors to check on its activity and financial health annually. In addition, it would face questions from its tenant members at its general meetings, and from tenants in general at meetings held as part of its area tenant involvement structures. 

The Council would have a legal contract with City West, including this document, and will monitor compliance with the promises.

City West would also be monitored by other outside bodies.  It would be a registered social landlord (“RSL”), meaning it would be registered with The Housing Corporation.  This is a Government agency responsible for regulating registered social landlords in England. It ensures that all housing associations deliver a high quality housing service and are properly managed on a sound financial basis. 

The Housing Corporation has established a regulatory code which sets out what is required of registered social landlords. This code is designed to make sure that the registered social landlord is viable, properly managed and properly governed. 

City West would be expected to meet the high standards set down by The Housing Corporation and comply with the Corporation’s Regulatory Code. 

If a registered social landlord is not doing well, the Housing Corporation has very wide powers to intervene.

As well as being regulated by the Housing Corporation City West would be inspected regularly by the Audit Commission. This is the Government body that inspects all councils and registered social landlords to ensure that they are performing well and improving services.

Because it would be receiving grant funding from the government it would also be closely monitored by them to make sure it is achieving its objectives and delivering on the promises made in this offer.

City West Housing Trust’s Management Board

City West would have a Management Board of 12 Members.  Currently there is a shadow Board in place made up of:

· Four tenants, selected at interview by other tenants; 

· Four Council nominees at present these are all Councillors

· Four independent people not connected with the Council and not tenants.  These were chosen for their range of expertise across a range of areas including law, finance, business management and housing

The Shadow Board is undergoing extensive training to ensure they can manage the organisation effectively. If a majority of tenants who vote are in favour of the transfer, the current Shadow Board would become the Management Board and all existing Board Members would continue in office until the 2nd Annual General Meeting anticipated to be held in 2009.  This would help to ensure that the same trained and experienced members see the organisation through its setting up and its first year of operation after it “goes live”. 

After that, Board Members would have a 3-year term of office and one-third of the Board would step down or stand for re-selection each year. 

All Board Members have equal voting rights at board meetings – each member gets one vote, and their first duty is to City West Housing Trust.  Between them, they bring different skills and expertise to the Board to make sure City West would be able to deliver the promises made in this document.

Meet the Board

Independent Board Members

Delroy Beverley

Delroy is currently Deputy Director and Head of Service at Bradford Community Housing Trust, a registered social landlord set up following the transfer of homes from Bradford Council.  He is an independent board member for the Joseph Rowntree Housing Trust and a board director of a large ALMO in South Yorkshire. Delroy has over 10 years’ experience as a senior manager delivering frontline services to more than 24,000 tenants, including developing, implementing and advising on organizational policy.

Gerry Corless (Chair)

Gerry has vast experience of working in both public sector housing and not-for-profit housing organisations. He has worked in local government for 33 years and is the former Chief Executive of the London Borough of Southwark and Chairman of the Board of Housing for Wales, the regulator for registered social landlords in Wales. Gerry was also a board member at Clwyd Alyn Housing Association between 1999 and 2001. Skills he will bring to the shadow board include performance management, finance and communication.

Anthony McMahon

As project director for Parkway Green Housing Trust, a newly formed registered social landlord in Wythenshaw, South Manchester, Anthony has first hand experience of setting up a new local housing company. Anthony has worked in social housing for over 20 years and has developed skills and experience across a broad range of disciplines. He is looking forward to developing City West Housing Trust for the benefit of tenants in West Salford.

Stephen Reuben

As Chief Executive of Space New Living, a registered social landlord based in Salford, Stephen has valuable experience of setting up and running a not-for-profit housing organisation. The many skills he will bring to the shadow board include strategic management, operational development and change management. Stephen lives in Salford and welcomes the opportunity to support his local community.

Tenant Board Members

Adele Finney (Deputy Chair)

As a former Vice Secretary of Mossvale Residents’ Association in Irlam, Adele has a good understanding of the issues affecting her local community. She is involved in youth and community work and spent six years as a parent governor of Moorfield County Primary School. Adele has joined the shadow board to help ensure there is good quality social housing in West Salford for existing and future generations of tenants.

Guy Lisgo

Guy is committed to helping and improving the community of Clifton, where he lives and works. As the owner of a local fish and chip shop he speaks to local tenants on a regular basis and feels he has his finger on the pulse of the issues affecting local people. Guy understands that there is a need for substantial investment in council housing in West Salford. Up until now he has regularly attended the local housing forums and taken part in working groups to develop the council’s formal offer to tenants. He is now looking forward to developing the type of organisation City West Housing Trust would be.

Steve Sheridan

Steve joined the Royal Navy after leaving school, where he became a Leading Seaman Radar and deep sea diver. He stayed with the Navy for 9 years, and after leaving became a Swimming Pool Attendant for Salford Council. Within 12 months he was promoted to Manager of Broughton Leisure Centre, and subsequently moved to Irlam Leisure Centre. After 6 years, he left Irlam to take on the bigger challenge of manager for a furniture company.

Steve was elected Chair of The Valley and Residents Association in November 2002. Later he also became Chair of the Swinton Youth Partnership and Vice Chair of Helping Hands Minor Repair Service, which is a community business based in Swinton.

Philip Ward

A council tenant for over 40 years, Philip has been actively involved in tenant participation for four years. By joining the shadow board Philip, who lives on the Alder Estate in Winton, hopes to champion the issues faced by older tenants living in West Salford. He is also serves of the Salford Older People’s Forum. Philip has been involved in the stock options process from the beginning and is looking forward to being instrumental in the set-up of City West Housing Trust.

Council nominees

Councillor James Dawson

James represents Swinton North as a Labour councillor. He is chairman of the Customer and Support Services Scrutiny Committee, Vice chair of the Budget Scrutiny Committee and sits on the Licensing and Safety Regulatory Panel and Audit committee.

Councillor Vincent Devine

Vincent represents the residents of Walkden north ward as a Labour councillor and is keen for the tenants living on the large estates in his ward to have a modern standard of home and housing service. He is a member of the Corporate Complaints Panel, Employers Forum, Corporate Parenting Panel and Equal Opportunities Forum. 

Councillor Christine Hudson

Providing good quality housing and running a local housing service for tenants in West Salford is a priority for Christine. As Executive Support Member for Housing, Christine has a very good understanding of the housing needs faced by tenants in her constituency. Christine has been a Labour councillor for nine years and represents Cadishead ward. She also sits on the Equal Opportunities Forum.

Councillor Macdonald

Ian Macdonald is a Conservative councillor for Worsley Ward.  He has a total of twelve years council service. He is the Deputy Leader of the Opposition and Chairman of the Audit Committee.  He recently retired after spending thirty three years as a local magistrate.  
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Information for leaseholders

The information in this part of the document is for the Council’s leaseholders and explains how the transfer would affect you.

Leaseholders would not be affected to the same extent as secure and introductory tenants but we appreciate that you would have concerns particularly about standards of work and value for money. Secure and introductory tenants of the Council will be asked to vote on the proposals contained in this offer document.  Leaseholders do not have the same right to vote but we would ballot you separately and we would like to know your views. 

A reply form for leaseholders comments is included with this document.

What would transfer mean for leaseholders?

If a transfer takes place City West Housing Trust would own the building of which your property is part. City West would be bound by the provisions of your original lease with the Council and you would pay your service charge to City West.

Benefits to leaseholders

The resources that transfer would bring would be intended to:

· Improve the quality of life on the estates through better maintenance of properties and improved environmental works.

· Give the option to have internal improvement works carried out at competitive prices if the refurbishments are being carried out in tenanted properties in the area.

· Enable a bigger programme of improvements to buildings and communal areas of flats. (The terms of your lease would determine whether and what you would have to contribute to the cost). This could enhance the value of your property.

· Ensure a better-resourced and more responsive repair service.

Leaseholder policies

City West Housing Trust would be committed to providing a quality housing management service to leaseholders including:

· Acting at all times as a reasonable landlord.

· Providing cost effective services for leaseholders.

· Respecting the rights of leaseholders.

· Keeping the structures of the buildings in a good state of repair.

· Providing a new guide summarising rights, responsibilities and services to leaseholders.

· Facilitating a Leaseholders Forum for leaseholders to monitor the standard of service they receive and its value for money.          

Leaseholders’ rights

City West Housing Trust would be bound by the terms of the existing leases issued to leaseholders by the Council. This means that all existing leases would remain unchanged and continue to include:

· Details of the items included in the service charges.

· Procedure for assigning the lease.

· Details of how the lease can be ended.

· Details of the responsibilities of both the leaseholder and City West Housing Trust.

City West would ensure that all required notices served on the leaseholder  comply with the terms of your lease and all legislation, including any recent amendments under the Commonhold and Leasehold Reform Act 2002.

Leaseholders have the right to be consulted prior to any improvements or repair works over the value of £250 that would affect service charges and in accordance with statutory requirements. 

City West would ensure that value for money is obtained when insuring the property so that leaseholders may benefit from cost savings.

Should City West have charitable status as it plans to do, leaseholders would lose your statutory right to collective enfranchisement.  This right only applies where leaseholders own the majority of the flats in the block and allows leaseholders collectively to buy the freehold of the building.

Leaseholder involvement

City West would consult with all tenants and leaseholders about proposed changes that affect them.

City West would work with leaseholders through the Leaseholders Forum so that you could have a say on the level and quality of services provided and the way charges are set.

Leaseholders would also be able to stand for election to Tenant Board Member places on the Management Board of City West each year as existing members come up for re-election. However, there would not be any places specifically dedicated to leaseholders and the maximum number of leaseholders allowed would be one.

Payment of service charges

City West Housing Trust would provide leaseholders with an estimate of charges before the start of each financial year and a breakdown of actual charges after the end of the financial year.

Leaseholders would only pay the amount that the service actually costs and would have the right to appeal to the Leasehold Valuation Tribunal if they believed that the services or the cost of these services were not relevant or reasonable.

Leaseholders would be able to pay the annual charge either in advance for the whole year, quarterly, or in monthly instalments.

As the Council is able to recover the costs of VAT, it does not include the cost of VAT in leaseholders’ service charges.  Where City West pays VAT and this is not recoverable through the VAT shelter it would have to include VAT with those leaseholder service charges. 

Carrying out major works

Before any major works are carried out for which there is a charge, leaseholders would be given: 

· Involvement in City West’s discussions with all residents about the proposed works.

· Details of the work proposed and the likely cost.

· The opportunity to nominate contractors who may be included in the tender process where the process is outside the tendering requirements which have to be advertised in the Official Journal of the European Union (OJEU).        

· The name and contact details of the officer supervising the contract.

If your lease requires you to pay a contribution to the cost of the works you would be able to make arrangements with City West to spread the cost over a jointly agreed time period. This may attract the payment of interest. City West would develop a payment policy for those leaseholders in severe financial hardship which could include items such as equity release    

If City West becomes a charity, major repair or improvement works that City West may do to leaseholders homes could possibly be covered under a VAT shelter which the council and City West intend to set up, subject to the agreement of HM Customs and Excise. VAT shelters usually last for a maximum of 10 years. City West would not recharge VAT to individual leaseholders for payments that they made for works which were included in the VAT shelter.   
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Legal requirements and timetable for tenant consultation

Stage 1 consultation

This is the period of formal consultation with tenants on the proposed transfer.  This offer document sets out the terms and conditions of the proposed transfer and is the formal consultation document also known as the Stage 1 Notice.  This consultation period will last at least 28 days.

During this period, the Council will also hold meetings for tenants, visit you and other tenants at home if you ask us to, and send you a short video / DVD.

Consideration of your comments
There is a card for your comments at the back of this document.  Please take the time to complete this card and return it to the Council.

The Council will consider your comments on the transfer proposal and decide whether it should make any changes to its proposal, and whether it should go ahead with the ballot of the Council’s Secure and Introductory tenants. 

The Council will consider any representations received by xxxxxxx.

Stage 2 consultation

The Council will send you a letter called the ‘Stage 2’ notice.  This will describe what, if any, alterations have been made to this proposal and whether it has been decided to go ahead with the ballot.  It will also explain your right to make representations to the Secretary of State for Communities and Local Government 

Confidential ballot
If the Council decides to go ahead with the ballot, an independent organisation, Electoral Reform Services, will carry out a confidential postal ballot over a 4 week period.  Both secure and introductory tenants would have the right to vote.  This means that joint tenants would each have a separate ballot paper.  Leaseholders would also be given a vote, and their views would be taken into account by the council, but their vote would be counted separately as we are required to decide the result of the ballot based on the votes of tenants. 

Neither the Council nor City West would know how you had voted.

The majority of those tenants voting would determine whether or not the transfer to City West Housing Trust would go ahead.  If the ballot is in favour of transfer, and the Council agrees to go ahead, it must then get the consent of the Secretary of State at the Communities and Local Government before transfer can take place.  If all this happens, transfer would take place in 2008.


Legal requirements for tenant consultation

The law states that Councils have to consult their tenants about proposed transfers of council housing, which is set out in Section 106A and Schedule 3A of the Housing Act 1985. The Council and the Secretary of State for Communities and Local Government must have regard to the views of the Council’s Secure and Introductory tenants. If you are not sure what type of tenant you are, please refer to your tenancy agreement or phone the Council’s Freephone Helpline on 0800 328 4599 

The Council must give you a notice informing you of:

· Details of the proposal as the Council considers appropriate, including the identity of the organisation to whom the transfer is to be made.

· The likely consequences of the transfer.

· The effects of the provisions of Schedule 3A Housing Act 1985 and, in case of secure tenants, of sections 171A to 171H Housing Act 1985 (Preservation of Right to Buy on Transfer to Private Sector Landlords).

The details, consequences and effects of the Council’s housing transfer proposal are set out in the document.

The effects of the provisions of Schedule 3A Housing Act 1985 are:

· The Council must first serve on you a notice (the Stage 1 Notice) giving you the information listed above. This document and the introductory letter accompanying it form the Stage 1 Notice;

· The Council will consider any comments received by noon on Monday xx 2007; and after considering your views, the Council must serve a further written notice on you (the stage 2 letter) informing you of any significant changes.  When this happens you may write to the Secretary of State for Communities and Local Government with any objections to the proposal within 28 days.  This 28-day period begins when the Council’s Stage 2 letter is sent to you.  The Secretary of State for Communities and Local Government will take objections into account in considering any application from the Council for the necessary consent to transfer the stock.

SECTION 16

Independent advice

Tenant Participation Advisory Service– your independent advisor

TPAS – the Tenant Participation Advisory Service - is the organisation that provides independent advice to tenants about this transfer.  The decision to appoint TPAS was taken by tenants and Council Members at interview following a competitive tendering exercise. The interview panel chose TPAS because they thought their team would provide tenants with the best independent advice on the proposals for the future of the Council’s housing stock.

If you are concerned about any aspect of the proposal and want an independent, impartial opinion, you should contact TPAS. You can:

· Telephone them on Freephone 0800 731 1315  during office hours (9am – 5pm).  If you ring out of office hours, please leave a message on the answerphone and they will return your call within one working day.  You will not be charged for this service. 

· Write to them at TPAS, 5th Floor, Trafford House, Chester Road, Manchester, M32 0RS.
· Email them at info@tpas.org.uk.  
If you wish to put questions to the Council’s own officers please call the Council’s Freephone Helpline on 0800 328 4599.

Both TPAS and the Council’s officers are willing to visit you at home if you need any help understanding the transfer proposal – please ring for an appointment.

SECTION 17

The proposed tenancy agreement

The form of Tenancy Agreement which would be issued by City West to secure tenants transferring from the Council if the transfer goes ahead would be substantially in the form set out in this Section 15.

This Tenancy Agreement would be effective from the date of transfer and would be issued as soon as possible after the date of transfer to each transferring secure tenant except:

· Where tenants have a valid possession order from the Court in force against them.

· Where tenants have been served with a valid notice of Intention to Seek Possession.

· Where tenants are subject to possession proceedings at the time the transfer takes place.

· Where tenants have been served with a Notice to Terminate (this only applies to Introductory Tenants).

In these cases, the new Tenancy Agreement would be issued if:

· The possession order is discharged.

· The notice of intention to seek possession is withdrawn or expires.

· The Court decides not to make a possession order.

In the meantime, these tenants would become tenants of City West like all other tenants.  They would be assured tenants and the terms of their tenancies would be as set down by law together with the terms of their existing tenancy with the Council.  City West would be able to enforce the possession orders that the Council had obtained and may also be able to obtain possession orders for tenancy breaches where the Council has served notices before the transfer takes place.

CITY WEST HOUSING TRUST

ASSURED (NON-SHORTHOLD) TENANCY AGREEMENT

 FOR TRANSFERRING TENANTS
THIS TENANCY AGREEMENT IS BETWEEN

Name of Landlord: 
CITY WEST HOUSING TRUST LTD (‘we’ ‘us’ or ‘our’) an exempt charity which is registered with the Housing Corporation under Section 3 of the Housing Act 1996

Address:

XXX

which is also the Address for service of notices (including notices of legal proceedings) on us. 

AND 








Name(s) of Tenant(s): .....................................................………………………………



......................................................………………………………

......................................................………………………………

......................................................………………………………

(‘you’) (in the case of joint tenants, the term ‘tenant’ or ‘you’ applies to each of you and the names of all joint tenants should be written above. Each of you individually has the full obligations and rights set out in this Agreement.)

Address: in respect of

.............................................................................................................................................

………………………………………………………………………………………………………

(‘your home’)

Description of your home
In this agreement ‘your home’ means the dwelling including fixtures and fittings and any garden, paths, hedges and/or fences, and outbuildings owned by us, which are the subject of this Tenancy. For furnished lettings, the term ‘your home’ also includes any furniture and fittings set out in the attached inventory.

Description of rent

In this Agreement the term “rent” refers to the rent (including any other rent charges) set out in the Particulars or as varied from time to time in accordance with this Agreement. 

Registered Charities 
The dwelling that is the subject of this tenancy is held by the landlord which is an exempt charity 

Date of start of Tenancy
The Tenancy begins on....................................................... and is an assured non-shorthold weekly Tenancy within the meaning of the Housing Act 1988, the terms of which are set out in this Agreement.

Number of Occupants: 
The maximum number of people allowed to live at your home is ….…..

Support
If support is provided under this tenancy this is granted to facilitate the provision of support for you or a member of your household. The nature of this provision, and your obligations in relation to it, including, if applicable, any obligation to pay for it, are set out in a separate support agreement. Because the provision of support is fundamental to this tenancy, it shall be regarded as a breach of this tenancy if you withdraw from or breach the support agreement, and in the event of such a withdrawal or breach we may take steps to end the tenancy. 

Payments For Your Home:



The weekly payments for your home at the start of this tenancy are:

1) Rent 

Weekly Rent 



£ ....................

Rent arrears at date of transfer of  
£ …………….. 

payable at  £………… ….. per week

2) Other Rent Charges

 
In addition to the weekly rent figure detailed above at the start of this tenancy, you must pay for the following services provided to you under the tenancy at the start of this tenancy:

[
 


]

 £……….…..

[
 


]

 £……….…..

[
 


]

 £……….…..

[
 


]

 £…….……..

[
 


]

 £…….……..

The total amount you must pay each week is:

3) Supporting 
    People Charges






£………………

Total Weekly Payment


 £……………

If your rent account with the Council was in credit at date of transfer, this will be credited to your rent account with us.

I / We have read, understood and accept the terms and conditions contained within this tenancy agreement, which includes the standard terms and conditions.

In case of a Joint Tenancy each of you must sign.
Signed Tenant 1 
………………………........................................……….....

Dated ……………………………………….........................

Joint Tenant 2 
…………………………………….… …………………..………




Dated ....…………………………………………….....................

Joint Tenant 3

…………….………………………….… …………………..………




Dated ………………………………………………….........................

Signed on behalf of Housing Trust
Name………………………….… ……………..………




Signed
........................................………..... Dated ......……………..

OCCUPIERS OF THE PROPERTY:

	First Name
	Surname
	DOB
	Relationship to Tenant 1

	
	
	      /      /     
	Tenant 1

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	


PLEASE NOTE:

It is a term of this Tenancy that you (or anyone acting for you) have not induced us to grant you this Tenancy by knowingly or recklessly making a false statement to us. If we later discover that you have done this we may take legal action which could lead to you losing your home. 

We are regulated by the Housing Corporation and their Assured Tenants Charter for Registered Social Landlord applicants and residents applies to this agreement. The Charter explains your rights and our obligations.

We operate a formal complaints procedure which is outlined in the Tenant’s Handbook. If you feel that we have broken this Agreement or not performed any obligation contained in it, you should first complain to us in writing, giving details of the breach or non-performance. If we fail to deal with the complaint or, in your view, we continue not to comply with the Agreement, you can obtain advice and information about your remedies in law from a local Citizens’ Advice Bureau or Law Centre or from a solicitor. You can also complain to the Independent Housing Ombudsman, after going through our internal complaints procedure.

We are subject to any guidance on housing management practice and performance standards issued by the Housing Corporation with the approval of the Secretary of State.
TENANCY CONDITIONS

SECTION 1 - PAYMENT OF RENT

It is agreed as follows:

1.0 Payments for the Premises:

1.1 The weekly payments for your home at the date of this Agreement are as set out in the Particulars. 

1.2 You must pay the rent in advance (including any other rent charges). This becomes due on Monday of each week. You must pay the rent at regular intervals and in the agreed manner. Details of how you can pay your rent are included in your Tenants’ Handbook. 
2.0 Non payment Weeks

2.1 We will determine each year which 4 weeks will be non-payment weeks and advise you of their dates. We will collect rent under this tenancy over the remaining weeks in each financial year (starting on the first Monday in April each year). If you are in arrears you must continue to make payments off arrears as agreed as normal during non payment weeks.

3.0 Changes in Rent

3.1 Until 31 March 2012, or until ”target rent” for your home is reached (whichever is later), the weekly rent you must pay will be varied on the first Monday in April, or when the notice period has expired, in each of 2008, 2009, 2010 and 2011 by no more than the “maximum”. We will give you at least one month’s notice in writing of the new rent. 

“target rents” have been set for all social rented homes in England based on a government formula. The intention is that all social landlords should charge similar rents for similar properties in similar areas by 2012, whether they are a Council or a Housing Association. Currently, the “maximum” is calculated by taking the rent on 31 March preceding the relevant rent variation day and varying it by the change in the rate of inflation plus one half per cent (0.5%) plus £2.17 on your weekly rent payment which is equivalent to  £2.00 per week based on a 52 week rent year. The rate of inflation is measured by the change in the RPI.

“change in the RPI” means the percentage change in the Retail Price Index (up or down) over the 12 month period ending with the date of publication of the figure for RPI published for the last September before the relevant rent variation day.

“RPI” means the United Kingdom General Index of Retail Prices (All Items). If such an index is no longer published or if the basis of calculation is changed RPI means another published index of retail prices as we, acting reasonably, will decide. 

3.2 With effect from 1st April 2012 we may increase the rent annually. We will give you at least one month’s notice in writing of the increase, which will take effect from on the first Monday in April each year, or when the notice period has expired. The notice will specify the new rent. The new rent will not exceed the amount which would have been set by the Rent Assessment Committee if it had jurisdiction to consider rent increases under this tenancy.

The “Rent Assessment Committee” is an independent panel of people who decide on the rent payable.

4.0 Other Rent Charges (where applicable)

4.1 We will provide you with the Other Rent Charge Items listed in the Particulars and you will pay the Other Rent Charge for them. 

4.2 Until 1st April 2012 the other rent charges (if any) shown earlier for the services (charged in addition to the rent) shall be increased on the first Monday in April in the same way and by no more than the same percentage amount as the rent is increased on those days under Clause 3.1.4.3 With effect from 1 April 2012 we may increase or decrease your other rent charge (if it applies) at any time if we give you at least four weeks’ notice in writing, but not more than once a year unless there is a change in the services provided. 
5.0 New Services

5.1 Subject to prior consultation with affected tenants, we can increase, add to, remove, reduce or vary the services we provide, or add (and may charge Other Rent Charges for) new services, but only to the extent that in our reasonable opinion is necessary in the interests of good housing management.

5.2 We will act reasonably and will take account of tenants' views.  Following consultation, any charges proposed will only take effect in the next year’s rent, and after we have served four weeks’ notice setting out the charges and the date from which they will take effect. 

5.3 If you ask us to and we are able to do so we may add new services to those listed in the Other Rent Charge Items. We will inform you of the effect that any additional service will have on the Other Rent Charge you pay before we implement it.
6.0 Housing Benefit

6.1 We will provide you with advice and assistance in relation to Housing Benefit claims, but it is your responsibility to claim promptly and to respond promptly and fully to any requests for information and evidence from the housing benefit authority, or ourselves when required. 

6.2 You will be asked to give consent to the relevant authority for the payment direct to us of any housing benefit (and / or equivalent State assistance) which you may claim as part or whole payment of the rent and any other rent charge due to us. We will credit your rent account with the amount of benefit when we receive it. 
6.3 If your circumstances change altering your entitlement to housing benefit, you must inform the relevant authority and us at once. You will be responsible for any shortfall in payments. We may recover from you any over payment which is lawfully recoverable. 
Service Charges (if this applies)
7.0 Other Outgoings
You are responsible for meeting all outgoings applying to your home including water charges, gas, electricity and other costs whether metered or billed. 
8.0 Changing the Agreement

Except for changes in the amounts charged for rent, or other rent charges, or where permitted to comply with future legislation, the Tenancy Agreement and these tenancy conditions may be altered only if both you and we agree in writing. 
SECTION 2 - OUR OBLIGATIONS

We agree:

9.0 Possession

To give you possession of your home at the start of the Tenancy.

10.0 Your Right to Occupy

Not to interrupt or interfere with your right to occupy your home peacefully except where access is required in accordance with section 3 clause 15.

11.0 Repair of Structure and Exterior

To keep the structure and exterior of your home in repair including:

i. The roof.

ii. Drains, gutters and external pipes.

iii. Outside walls, outside doors, window sills and window frames, including any necessary external painting or decoration.

iv. Internal walls, skirting boards, doors and door frames, thresholds, floors and ceilings (but not painting and decoration).

v. Major internal plaster work.

vi. Chimneys and chimney stacks (but not sweeping the chimneys).

vii. Fences and gates (where provided by us), pathways, steps, ramps and 
handrails.

viii. Outbuildings (where provided by us).

12.0 Repair of Installations

12.1 To keep in repair and proper working order any installations provided or adopted by us for space heating, water heating and sanitation and for the supply of water, gas and electricity, including:
i. Water pipes and tanks, gas pipes and electrical wiring.

ii. Electrical sockets and switches (but not plugs, fuses, light bulbs or non-Trust  appliances).

iii. Basins, sinks, baths, showers fitted by us, toilets, flushing systems, waste pipes and tap washers.

iv. Water heaters, boilers, fireplaces, fitted fires and central heating installations.

12.2 To ensure there is a current gas safety certificate for your home where relevant.

12.3 We are not responsible for the cost of any repair or replacement needed because of damage to or neglect of the Premises caused by you, anyone living with you or your visitors.

13.0 Repair of Common Parts

In the case of flats and maisonettes, to keep all communal areas and equipment in reasonable repair and fit for use by occupiers and visitors to your home including:

i. Common entrances, halls and passageways.

ii. Stairways and lifts.

iii. Lighting and security systems.

iv. Rubbish chutes.

14.0 Exterior Decorations

To keep the exterior of the Premises and any common parts in a reasonable state of decoration.

15.0 Repairs - Generally

To carry out all repairs within such reasonable timescales as may be determined by us from time to time in consultation with you.

16.0 Insurance

To insure your home (the buildings only, excluding any fixtures and fittings) for such an amount and against such risks as we (acting reasonably) believe appropriate. However, we will not be responsible for insuring your furniture and personal possessions. We strongly recommend you arrange your own home contents insurance. 
17.0 Data Protection and Freedom Of Information

17.1 To comply with the provisions of the Data Protection Act 1984 and Freedom of Information Act 2000 (as amended from time to time) we will allow you to inspect information which we hold about you in the form of computerised data, subject to you paying us a reasonable administration fee (not exceeding the maximum fee from time to time set down by Parliament).

17.2 To allow you reasonable access to other personal information held about you or members of your family (provided that this right shall not apply to information provided to us in confidence by third parties) and to allow you to correct or record your disagreement with the information held by us.

18.0 Services

To provide the Services (if any) listed in the Particulars, and referred to as other rent charges,  provided always that (following consultation with tenants affected) we may increase, add to, remove, reduce or vary the services provided.

19.0 Consents

In this Tenancy Agreement where it states that our consent is required, it is implied that we will not unreasonably refuse our consent. In some circumstances consent may be given subject to certain reasonable conditions, including the right to withdraw that consent.

SECTION 3 - YOUR OBLIGATIONS

You agree:

In this Condition, the word “you” includes any person living in or visiting the property.

20.0 Possession

To take possession of the Premises at the start of the Tenancy and not to part with possession of the Premises or sublet the whole of it. 
21.0 Rent

The rent becomes due on Monday of each week. You must pay the rent at regular intervals and in the agreed manner. 

22.0 Use of information about you

To allow us to pass on information about you to third parties where this is needed to enable us to carry out our duties and obligations under this agreement

23.0    Use of your home

23.1 To use this property as your only or principal home throughout your tenancy. 
23.2 To use your home for residential purposes and not to operate any business at your home without our written consent. 

23.3 You must not operate any business that might cause a nuisance or annoyance to other persons in the neighbourhood. 

23.4 You must not display any sign or notice board at your home without our written consent.

23.5 Not to keep gas cylinders, bottled gas, paraffin, petrol or any other potentially dangerous, flammable or explosive thing or substance at your home or in any communal areas around the property, except those things that are reasonably needed for medical or everyday purposes. 

23.6 Not to hold any other tenancy elsewhere or own another home.  If you do so, we would not normally consider your tenancy with us as your only or principal home so this could result in you losing your home. 

24.0 Care of Your Home

You are responsible for ensuring that you, your household and any visitors:

24.1 Take good care of the property and use anything in the property which belongs to us only for the purpose intended.  

24.2 Do not obstruct access to and from your home or to and from any neighbouring property or other land.

24.3 Take good care of any fixtures, fittings or furnishings that we have provided you with as part of your tenancy. 
24.4 Keep the inside of the property clean and adequately decorated. 
24.5 Do not deface or graffiti your home or communal areas. 

24.6 Keep any communal areas of buildings used under this Agreement clean and tidy and free from obstructions and rubbish.

24.7 Do not throw anything from any landing, balcony, corridor or window in your property or in areas shared with other people.

24.8 Do not block joint driveways or footpaths so as to prevent emergency vehicles getting to your home or the homes of others.

24.9 Keep noise in communal areas to a reasonable level to avoid causing nuisance to your neighbours.

24.10 Do not jam open communal area doors or admit persons whom you do not know to be legitimate visitors to internal communal areas without identification.

24.11 Dispose of rubbish appropriately and safely and do not dump rubbish.

24.12 We are entitled to charge you the reasonable costs if we have to put right your failure to comply with any of these obligations on your behalf.
24.13 Remember you are responsible for the actions of your household, pets or any visitors to your property in relation to caring for your home, whether you are aware of their actions or not. 
25.0 Your Repair Responsibilities

You are responsible for minor repairs to your home. Minor repairs include but are not limited to:

25.1 Replacing electrical fuses and light bulbs.

25.2 Maintaining a garage, driveway or shed which has been constructed by you or previous tenants where you have accepted responsibility for these.

25.3 Cearing outside gullies.

25.4 Lost keys and subsequent lock changes.

25.5 Re-glazing (for example in windows and doors) unless this is due to crime or vandalism and you can supply us with a crime file number.

25.6 Plugs and chains for sinks, wash hand basins and baths.

25.7 Refitting doors after laying carpets.

25.8 Curtain rails and pelmets.

26 You also agree:

26.1 To have any gas appliances (e.g. cookers) that you have fitted installed by a Corgi registered fitter and electrical appliances by a NICEIC registered fitter.

26.2 To ensure that you do not fit a ceiling fan in any room with a gas fire.

26.3 To keep external air bricks, internal vents and window vents free of any obstruction in maintaining gas appliances.

26.4 To burn smokeless solid fuels for your appliances if your home has solid fuel heating.

26.5 To take reasonable steps to protect the property against damage or other harm  

resulting from fire, flood, decay, infestation, condensation, damp, freezing pipes or any other causes.

26.6 To keep doors and windows in the property adequately secure at all times. 
26.7 To promptly report to us any faults, damage or repairs to the property including blocked drains, water leaks, structural defects and problems with water, gas, electricity or fire appliances, or anything we are responsible for. 
26.8 To report to us immediately any defects which might injure or harm anybody or 
anything.
If your repair call is made outside office hours this will transfer to the emergency service. If you report repairs to this service which could not be reasonably classified as an emergency, we may charge you the extra costs of doing the work outside normal hours.

26.9 Not to make improvements or alterations to the property without our written consent.  If you do so we can request that you return the property to its original condition.  If you fail to do so, we can recharge you for any work which is required to be carried out to return it to its original condition. 

26.10 Not to erect any outbuildings e.g. shed, greenhouse, garage, car port, lean-to, conservatory or similar structure without our written consent.

26.11 Not to install a satellite television dish or aerial if your home is served by a communal aerial system which includes the reception of satellite television.  In all other properties you must not install a satellite television dish or aerial without first obtaining our written consent.    

26.12 Not to interfere or allow anyone else to interfere with property belonging to a supplier of gas, electricity, water, telephone, cable television or other services. 

26.13 Not to fit any floor coverings including laminate flooring, vinyl sheeting or carpeting that cannot be easily lifted for maintenance or improvement works, unless you agree that you accept full responsibility for taking up and replacing the floor covering when such works are carried out. 

26.14 Not to do any act or commit any deed which may constitute a breach of current planning regulations governing the use of the property. If the property is subject to specific planning requirements we set those out in Appendix B.

27.0 Nuisance, Anti-Social Behaviour, and Equality

27.1 City West Housing Trust is committed to making sure all of its residents maintain the quiet enjoyment of their home regardless of their age, cultural background, disability, ethnic origin, gender, illness, nationality, race, religion, or sexual orientation. City West Housing Trust will act quickly and firmly against perpetrators and support tenants who are victims of nuisance, anti-social behaviour or harassment. 
27.2 You are responsible for the behaviour of every person (including children) living in or visiting the property.  You are responsible for them in the property, in communal areas (such as stairs, lifts, landings, entrance halls, paving, shared gardens, parking areas) and in the locality of your home.

27.3 You must not cause, commit or allow anyone living with you, or your visitors or persons acting on your behalf to:-
i. Cause a nuisance or annoyance to, 

ii. Interfere with the peace and comfort of, 

iii. Disturb, frighten or intimidate,

iv. Cause injury or offence to

v. Use threatening or anti-social behaviour towards
any of our tenants, agents, employees, contractors or any other person in the locality of your home or at any premises owned by us.

27.4 You must not cause, commit or allow anyone living with you or your visitors to use the property for illegal or immoral purposes

27.5 We will not tolerate anti-social behaviour. You must not cause, commit or allow anyone living with you or your visitors to commit anti-social behaviour.  It is defined as any behaviour, which causes or is likely to cause nuisance or annoyance to others.   It includes (by way of example), but is not limited to:-

i. Noise (such as, but not limited to, loud music, shouting, screaming and the banging of doors) which can be heard outside the property such that it may interfere with the peace and comfort of or cause disturbance to other persons in the locality, or to any of our tenants, agents, employees or contractors.

ii. Violence and threats of violence – such as hitting, bullying and abuse.

iii. Damage to property – such as breaking windows.

iv. The use of drugs whether for your own purposes or for supply to another.

27.6 We will not tolerate racial or other harassment. You must not cause, commit or allow anyone living with you, or your visitors to commit, any harassment, or threat of harassment, to any of our tenants, agents, employees, contractors or any other person in the locality of your home or at any premises owned by us.

28.0 Domestic Violence

28.1 Not to inflict domestic violence or threaten domestic violence against your partner, your children, your partner’s children or any other person living in your home. 

28.2 If you do so we have the right to take action to evict you from the premises; and 

may take actions such as, but not limited to, the following:-

28.2.1 We may apply to the Court for repossession of the whole tenancy, and grant a new tenancy of your home to your partner or to other appropriate person.

28.2.2 If your joint tenant serves notice on us to end the tenancy we may terminate the joint tenancy and may grant a new tenancy to your partner in their sole name.

28.2.3 If your partner leaves your home because of violence or threat of violence and does not intend to return, we have the right to apply to the Court for repossession of your home.

29.0 Animals

29.1 Not to keep, or allow to be kept, or allow visitors to bring in or near your home any animal which, through noise, number, behaviour or smell causes nuisance or annoyance to other people in the neighbourhood, or causes such people reasonably to fear for their safety, whether they are living there or not.

29.2 To ensure that any animal kept in or at your home is kept in a reasonable manner and kept under control at all times. Animals must not be left unattended for periods of time that may cause harm or distress to the animal or neighbours. Animals must not be permitted to cause damage to your home or communal areas and the animal must not be allowed to foul in any communal areas or on balconies. It is your duty to clean up after your pets.

29.3 That unless you have our written permission, you will not keep in or at your home:

i. Any animal that is classed as wild or dangerous by law or by virtue of a conviction.

ii. Any livestock (which includes but is not limited to cattle, pigs, poultry, donkeys, ponies, horses, sheep and goats).

iii. Any snakes or other poisonous reptiles or insects.

iv. An aviary or pigeon loft.

29.4 Not to keep dogs (with the exception of assistance dogs) in flats with communal entrances, including high rise blocks. If you wish to keep other pets in such flats you must obtain our written permission first.

29.5 That if you have a dog, you will make sure there are adequate arrangements so that the dog cannot get out of your home, garden or balcony by itself, or do harm to any lawful caller to your home or passer-by.

29.6 We reserve the right to ask you to remove any animal we consider is unsuitable to be kept in your home.

30.0 Vehicles 

You, anyone living with you or your visitors must not: 

30.1 Park or store vehicles, on any land belonging to us, except:

i. On a suitable and agreed vehicle hard-standing within the boundary of the property.

ii. In a garage.

iii. On the road.

iv. In a communal area which is a parking area.

30.2 Store caravans, heavy goods vehicles, trailers and boats (except in a garage) within the boundaries of the property or in a communal area or on land which we own unless we have given our written permission.

30.3 Leave any motor vehicle untaxed or in an unroadworthy condition in any area owned by us.  Any vehicle so left will be removed and the cost of removal charged to you.

30.4 Block local roadways or other vehicular access ways.  You are to keep such access ways and car parking spaces, clear of all vehicles and other obstructions
30.5 Use driveways, communal areas, gardens or car parks for carrying out car repairs on a persistent and regular basis or in such a manner as to cause nuisance or annoyance in the locality or to any of our residents, agents, employees or contractors.
31.0 Gardens

If the property includes a garden or yard you agree:

31.1 To keep any shed, greenhouse, car port, lean to, conservatory or similar structure not installed by us and any steps, paths or other hard surface and any dividing fence in safe and sound condition.

31.2 To prevent any tree or bush from becoming a nuisance or danger but not cut it down without our written consent. We will not unreasonably refuse our permission.

31.3 To keep your garden neat and tidy and free from rubbish.

32.0 Balconies
If you have a balcony, you agree: 

32.1 To keep it clean and tidy at all times.

32.2 To keep it free of anything that could be a danger to you, anyone who lives with you or your neighbours.

32.3 To keep it in a condition that does not detract from the appearance of the building.

32.4 Not to allow any animal to foul it.

32.5 Not to light fires, including barbecues, on it.

33.0 Damage

33.1 To put right any damage to the property caused when you or any person living in the property carries out any repairs, improvements or alterations.  
33.2 To pay for any repairs or replacements if damage is caused deliberately by you or a member of your family or your visitors (for example smashed windows or broken doors) or by your own neglect or carelessness (fair wear and tear excepted).

Note: If we undertake any repairs, improvements, alterations or replacements to rectify any such damage we will recharge our reasonable costs to you.

34.0 Access

34.1 You must give us access as and when required and we will require access to the property at certain times such as:-

i. To inspect and repair or carry out improvements to the property, the common parts or adjoining properties including inspection under the Gas Safety Regulations.  

ii. When there is an emergency

iii. When we need to check the safety or welfare of you if we have reasonable grounds for concern.

iv. At the end of the tenancy.

34.2 We can enter your home, upon giving notice to you, and do any work we think is necessary if you:

i. Neglect the property.

ii. Neglect your garden.

iii. Allow any tree or bush (including those that are diseased or dead) to be a nuisance or danger, or to damage or interfere with a nearby pipe, wire, electrical installation or structure (including a road, footway, paved or surfaced area).

iv. Allow any tree or bush to be planted in such a position or to grow to such an extent as to be a potential cause of damage to your home or to a neighbour’s property.

34.3 Generally we will give you not less than 24 hours notice of such access but we may give you less notice in the case of an emergency.

34.4 If you fail to give us access we may apply to Court either for an injunction to order access to, or for possession of, the property. In this event we may recharge you our reasonable costs for this action. 

Note: If we undertake any works under this clause we will recharge our reasonable costs to you.
35.0 Absence

35.1 To tell us in advance if the property will be left unoccupied for more than 28 days.

35.2 To tell us in advance if you will be away from the property for more than 28 days and 

i. Give us details of where you will be and 

ii. How you may be contacted or, 

iii. If this is not practicable, who you have appointed to be responsible for the property while you are away. 

35.3 To serve a Notice to Quit, or surrender the tenancy, before leaving the property unoccupied where you have no intention of returning to live there (see 36 below on Ending your Tenancy). 

36.0   Ending your Tenancy
36.1 To give us four weeks' written notice of your intention to end your tenancy, ending on a Monday at noon. You may be able to agree a shorter notice period, for example if we are able to let your property quickly or if you are moving to another property owned by us. 

36.2 If you hand the keys in before noon on the Monday ending your notice period, the tenancy will end immediately. If you hand them in after this then the tenancy will end on the Monday following the receipt of the keys.
36.3 That we will charge you rent and other rent charges until the Monday of or following the date when you return the keys to us or, if we think you have left your home, until we formally end the tenancy agreement. 
36.4 To give us vacant possession of the property when your tenancy ends, and not to leave anyone else living in your home when you move out. Also you will need to inform statutory agencies (e.g. gas, water, and electric suppliers) and give us details of your next address for our records. 

36.5 That providing we give you prior reasonable notice you will allow us to carry out an inspection of your home before the end of the agreed notice period. 
36.6 To leave your home in good condition, clean and tidy and reasonably decorated. Rubbish or other effects must be removed from your home, including your loft, sheds, garden or other communal areas and that these will be left in a tidy condition also.

36.7 To not leave any of your belongings (for example furniture, fridges, cookers, household or personal effects) behind either in your property or in gardens or other communal areas. If you leave personal belongings behind we would dispose of those items and recharge you the reasonable costs we incur in removing disposing of or storing any such items.
We do not accept any responsibility for anything you leave at your home at the end of the tenancy. 
36.8 That after you have left your home we will do a full inspection. We will charge you for the cost of: 

i. Making good any damage to your home that does not result from fair wear and tear. 

ii. Replacing any missing fixtures and fittings. 

iii. Any cleaning costs we have to pay so that we can re-let your property. 

iv. Removal and disposal costs of any possessions left in the property (Note: fridges and electrical goods attract specific disposal charges).

36.9 To make sure all rent, other rent charge payments and any other charges are paid up to the date that the tenancy ends. 

36.10 If you are joint tenants any one of you can end the tenancy by giving us four weeks’ written notice.  This four week notice must end on a Monday and you must provide us with your new address.  Such action will bring the current tenancy to an end. 

Note: If you end a joint tenancy the remaining tenant(s) will not have an automatic right to stay in the property.  

SECTION 4 - YOUR RIGHTS

You have the following rights:

37.0 Right to Occupy

You have the right to occupy the Premises without interruption or interference from us for the duration of this Tenancy (except for the obligation contained in this Agreement to give access to us or our authorised employees agents or contractors) so long as you comply with the terms of this Agreement and have the proper respect for the rights of other tenants and neighbours. 
38.0 Tenure

You shall retain your security of tenure as an assured tenant so long as you occupy your home as your only or principal home. We can only end your tenancy by obtaining a court order for possession of your home on one of the grounds listed in Schedule 2 of the Housing Act 1988 (as qualified in sub-section 5). We may also apply for a demotion order under Sections 6A and 20B of the Housing Act 1988 (as amended by the Anti-Social Behaviour Act 2003).

For the avoidance of doubt we will not use Grounds 8 or 11 of Schedule 2 to the Housing Act 1988 to gain possession of your home.

39.0 Lodgers and Subletting

You may take in a lodger without our consent provided you do not cause overcrowding. You should let us know in writing when a lodger moves into your home and when he/she leaves your home. If you are in receipt of Housing Benefit you should also tell the Council that your circumstances have changed. As long as you obtain our written consent, you may sublet or part with possession of part of your home. You may not, under any circumstances, sublet the whole of your home. 
40.0 Succession

On your death and as long as you are not a successor a right of succession may apply. 

40.1 If you are a sole tenant who is not a successor, the tenancy will pass on first to:-

Succession to partner

Your partner (whether or not married to the tenant, and including a same-sex partner) under the provisions of the Housing Act 1988 provided that he or she occupies your home as his or her only or principal home at the time of your death.

40.2  If you have no partner your tenancy may pass to:-

Succession (other than to partner)

A person who is a member of your household, and

i. Lived with you for the twelve months before your death; and

ii. Lived in your home as his or her only or principal home at the time of your death; and 9
iii. Agrees in writing to abide by the terms of this tenancy; and

iv. Notifies us in writing of their claim to succeed within 3 months of your death (at our discretion we may allow a longer period). 

40.3 If more than one person is eligible to claim the tenancy under this condition, then they must decide among themselves who should get the tenancy. If they cannot agree, we will decide.

40.4 If you were granted this tenancy on the transfer of your home from Salford City Council to us, we will not take account of successions before the date of the transfer.

40.5 If inheritance rules do not allow someone who qualifies under 40.1 or 40.2 to take over this tenancy, we may use Ground 7 (see Section 7) to end this tenancy and grant that person a new tenancy of your home. 

40.6 If your home has been specially adapted and no one living in your home needs that adaptation or if the person entitled to a new tenancy is someone apart from your partner and your home would be larger than they reasonably require, we may offer them a tenancy of a more suitable home owned by us. The new tenancy will be on the same terms and conditions as this tenancy apart from the rent and other rent charges and this clause (Succession).

41.0  Right to Exchange

You have the right to exchange this tenancy by way of assignment with that of another assured periodic or secure tenant of a registered housing association or a local authority subject to first getting our written consent. We will only refuse consent if we have a good reason to. 

42.0  Right to Make Improvements

You may make improvements, alterations and additions to your home including external decoration and additions to, or alterations in, our installations, fixtures and fittings, provided that you have first obtained our written consent and all other necessary approvals (for example, planning permission or building regulations approval). We shall not unreasonably withhold our consent but may make it conditional upon the work being carried out to a certain standard. Failure to seek our consent or to comply with our conditions shall be a breach of your obligations under this tenancy. 
43.0 Compensation for Improvements

You have the right to claim compensation for certain improvements, for which you have had our prior permission and which you have made to your home after a certain date. You can only apply for compensation when your tenancy ends. We will give you full details of the scheme and the qualifying improvements upon request. 
44.0 Right to Repair

48.1 You have the right to have certain urgent minor repairs done quickly and at no cost to you where the repair may affect health, safety or security, and where the repair has not been completed within a specified timescale. We will give you full details of the Right to Repair Scheme including a schedule of qualifying repairs upon request. Under the Right to Repair Scheme, we must pay you compensation if qualifying repairs are not done within set timescales. 
45.0 Right to consultation

We will consult you, on matters affecting your home and your tenancy, before making changes in matters of housing management, services, improvements or maintenance which are likely to have a significant effect on your tenancy. 
46.0 Right to information

You have a right to information from us about the terms of this tenancy and about our repairing obligations, our policies and procedures on tenant consultation, housing allocation and transfers, and our performance as a landlord. 
47.0 Preserved Right to Buy

47.1 As long as you qualify under the legislation, you have the preserved right to buy your home under the Housing Act 1985 and the Housing (Preservation of Right to Buy) Regulations 1993 (as amended). 

47.2 If you were an Introductory Tenant of the Council immediately before we became your landlord and you qualify under legislation, we will give you a right to buy your home on the same terms as the preserved right to buy.

47.3 If you die, the person who takes over the tenancy under the succession rights in clause 39 above will also have the right to buy (if you had that right and if they qualify under the legislation).

47.4 You will not be able to exercise the right to buy your home if you live in sheltered housing, or other housing excluded from this legislation.

47.5 To avoid doubt, if you became the tenant under this Tenancy Agreement following an exchange (under condition xx above), you do not have a preserved right to buy unless you had that right under a previous tenancy. 
SECTION 5 – OUR ACTIONS TO END YOUR TENANCY AND OTHER COURT ACTION

48.0 Tenure

The Grounds for Possession of your home are contained in Schedule 2 of the Housing Act 1988 and set out in Section 6 below.

48.1 If we intend to seek possession of your home, as long as this tenancy has not been demoted, we will give you the amount of notice required by law at that time. Currently the requirements are:

i. Grounds 1, 2, 5 to 7, 9 or 16 – not less than 2 months notice; or

ii. Grounds 3, 4 10 to 13, 15 or 17 – not less than 2 weeks notice; or

iii. Ground 14 – once the notice has been served

iv. Ground 14A – once a notice has been served, or all reasonable steps have been taken to serve, on the partner who has left the property; or

v. The Court has allowed us to go ahead without serving notice on you.

48.2 We agree that, unless this tenancy has been demoted, we will only serve a notice (or ask the court to allow us to go ahead without serving notice) and seek possession of your home on the grounds and in the circumstances set out in Section 6.

48.3 If this tenancy has been demoted, we may ask the Court to make a possession order under other provisions of the Housing Act 1988, which give the Court limited rights to refuse a possession order. 

48.4 As well as seeking a possession and/or a demotion order, we can ask the Court for an injunction, which may include a power of arrest and an exclusion order to make you comply with or stop breaching any terms of this tenancy or where you use the dwelling for unlawful use. We may also agree an anti-social behaviour contract with an individual who engages in antisocial behaviour, or seek an Anti-Social Behaviour Order or an injunction against them.
49 Cessation of Assured Tenancy

If the tenancy ceases to be an assured tenancy we may end the tenancy by giving you four weeks’ notice in writing.

SECTION 6 – GROUNDS FOR POSSESSION

Schedule 2 of the Housing Act 1988 - Grounds for Possession of Dwelling-houses let on Assured Tenancies

1.  Part I Grounds on which Court must Order Possession

Ground 7 

The tenancy is a periodic tenancy (including a statutory periodic tenancy) which has devolved under the will or intestacy of the former tenant and the proceedings for the recovery of possession are begun not later than twelve months after the death of the former tenant or, if the court so directs, after the date on which, in the opinion of the court, the landlord or, in the case of joint landlords, any one of them became aware of the former tenant's death. For the purposes of this ground, the acceptance by the landlord of rent from a new tenant after the death of the former tenant shall not be regarded as creating a new periodic tenancy, unless the landlord agrees in writing to a change (as compared with the tenancy before the death) in the amount of the rent, the period of the tenancy, the premises which are let or any other term of the tenancy.
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2.  Part II Grounds on Which Court may Order Possession

Ground 9

Suitable alternative accommodation is available for the tenant or will be available for him when the order for possession takes effect. We will only seek to recover possession of your home on this ground if in addition we can show that:

(i) we intend within a reasonable time of obtaining possession to demolish, reconstruct or refurbish your home and/or the building of which your home forms part or an adjoining or adjacent building and cannot reasonably do so without obtaining possession; or

(ii) your home has features which are substantially different from those of ordinary homes which are designed to make them suitable for occupation by a physically disabled person who requires accommodation of a type provided by your home and no person residing in your home any longer does so and we require your home for occupation by such a physically disabled person; or

(iii) your home is one of a group of homes which it is our practice to let for occupation by people with special needs and a social service or special facility is provided near to the group of homes in order to help people with those special needs, and no other person with those special needs any longer resides in your home and we require your home for occupation by a person who has those special needs; or

(iv) your home is Overcrowded (within the meaning of Part X of the Housing Act 1985) in such

circumstances as to render the occupier guilty of an offence; or

(v) Premises were made available to you on a temporary basis so that works could be carried out to your property on the understanding that on completion of the works you would move back into your property. The works have been completed and you have failed to return to your

own property.

Ground 10

Some rent lawfully due from the tenant -

(a) is unpaid on the date on which the proceedings for possession are begun; and 

(b) except where subsection (1)(b) of section 8 of this Act applies, was in arrears at the date of the service of the notice under that section relating to those proceedings.

Ground 12

Any obligation of the tenancy (other than one related to the payment of rent) has been broken or not performed.14 6

Ground 13

The condition of the dwellinghouse or any of the common parts has deteriorated owing to acts of waste by, or the neglect or default of, the tenant or any other person residing in the dwellinghouse and, in the case of an act of waste by, or the neglect or default of, a person lodging with the tenant or a subtenant of his, the tenant has not taken such steps as he ought

reasonably to have taken for the removal of the lodger or subtenant. For the purposes of this ground, "common parts" means any part of a building comprising the dwellinghouse and any other premises which the tenant is entitled under the terms of the tenancy to use in common with the occupiers of other dwellinghouses in which the landlord has an estate or interest.

Ground 14

The tenant or a person residing in or visiting the dwellinghouse - (a) has been guilty of conduct causing or likely to cause a nuisance or annoyance to a person residing, visiting or otherwise engaging in a lawful activity in the locality, or (b) has been convicted of -

(i) using the dwellinghouse or

allowing it to be used for immoral or illegal purposes, or

(ii) an arrestable offence committed in, or in the locality of, the dwellinghouse.

Ground 14A

The dwellinghouse was occupied (whether alone or with others) by a married couple or a couple living together as husband and wife and - (a) one or both of the Partners is a tenant of the dwellinghouse, (b) the landlord who is seeking possession is a registered social landlord or a charitable housing trust, (c) one Partner has left the dwellinghouse because of violence or threats of violence by the other towards - (i) that Partner, or (ii) a member of the family of that Partner who was residing with that Partner immediately before the Partner left, and (d) the court is satisfied that the Partner who has left is unlikely to return. For the purposes of this ground "registered social landlord" and "member of the family" have the same meaning as in Part I of the Housing Act 1996 and "charitable housing trust" means a housing trust, within the meaning of the Housing Associations Act 1985, which is a charity within the meaning of the Charities Act 1993.

N 14

Ground 15

The condition of any furniture provided for use under the tenancy has, in the opinion of the court, deteriorated owing to ill-treatment by the tenant or any other person residing in the dwellinghouse and, in the case of ill-treatment by a person lodging with the tenant or by their subtenant, the tenant has not taken such steps as they ought reasonably to have taken for the removal of the lodger or sub-tenant.

Ground 16

The dwellinghouse was let to the tenant in consequence of his employment by the landlord seeking possession or a previous landlord under the tenancy and the tenant has ceased to be in that employment. For the purposes of this ground, at a time when the landlord is or was the

Secretary or State, employment by a health service body, as defined in section 60(7) of the National Health Service and Community Care Act 1990, shall be regarded as employment by the Secretary of State.

Ground 17

The tenant is the person, or one of the persons, to whom the tenancy was granted and the landlord was induced to grant the tenancy by a false statement made knowingly or recklessly by - (a) the tenant, or (b) a person acting at the tenant's instigation
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