



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 16th November 2006 ______________________________________________________________

TITLE: RELOCATION ASSISTANCE IMPLEMENTATION IN THE NDC DEVELOPMENT FRAMEWORK AREA

______________________________________________________________

RECOMMENDATIONS:  That Lead Member:

1.
Approves the principle of making Relocation Grants available for a limited period in the NDC area for owner-occupiers in the Whit Lane/Littleton Road area who wish to identify a replacement property and relocate at this time, subject to satisfying a hardship test.

2.
Notes and endorses that all remaining owner-occupiers in the NDC area who do not wish to relocate at this time must be considered for relocation assistance under the Council’s policy which is in place at the point at which they make their application.

3.
Notes and endorses the options available for public and private sector tenants affected by clearance proposals.

______________________________________________________________

EXECUTIVE SUMMARY: 

The Council has reviewed its Private Sector Housing Assistance Policy and has implemented a new policy with effect from 1st April 2006.  The new policy has made a number of changes to Relocation Assistance, including the withdrawal of Relocation Grants.

Concerns have been raised by members of the NDC Board and residents about the transitional arrangements between the two policies.  A number of meetings have taken place over recent months about these arrangements and a proposed interim arrangement has been discussed with the NDC Board.

This report seeks approval to this proposal and also outlines the options which are available to public and private sector tenants who are affected by the redevelopment plans.

______________________________________________________________

BACKGROUND DOCUMENTS:  

Private Sector Housing Assistance Policy 2003 (as amended) and Salford City Council Private Sector Housing Assistance Policy 2006

Reports to NDC Board

______________________________________________________________

ASSESSMENT OF RISK:  Medium.  It is not known how many owner-occupiers may come forward through this process, and therefore what the extent of any financial implications may be.  However, it is felt that this situation can probably be managed as there is funding identified in the Housing Capital Programme for this financial year and future years which will be sufficient to manage the demand.

______________________________________________________________

SOURCE OF FUNDING: An amount of funding is identified in the 2006/07 Private Sector Housing Capital Programme.

______________________________________________________________

LEGAL IMPLICATIONS:  Provided by 

______________________________________________________________

FINANCIAL IMPLICATIONS:  Provided by Nigel Dickens

Provision has been made for an amount of relocation assistance within the 2006/07 Private Sector Housing Capital Programme. The consultation proposed in this report may lead to a requirement for additional funding to be identified this financial year.  If this were the case a further report would be produced to seek approval for this funding and to identify how this could be funded, although it is possible that this could be managed within the existing budgets that have been identified for this financial year and next.


COMMUNICATION IMPLICATIONS:

Internal Communications – this will be communicated to all relevant internal stakeholders and contacts.

External Communications – this has been subject to consultation with the NDC Board, and will be communicated to residents in the area at the launch of the Intensive Neighbourhood Management Plan on 19th October.

CLIENT IMPLICATIONS:  N/A


PROPERTY:  The provision of relocation assistance will help facilitate the clearance of housing in accordance with the NDC Development Framework and enable the redevelopment of the site.

______________________________________________________________

HUMAN RESOURCES:  There is sufficient staffing capacity to manage the process proposed within this report.

______________________________________________________________

CONTACT OFFICER: 

Siobhan McCoy, Project Leader – Central Salford

Tel: 0161 793 2877         Email: siobhan.mccoy@salford.gov.uk
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): Irwell Riverside

______________________________________________________________

KEY COUNCIL POLICIES: 
Housing & Regeneration

______________________________________________________________

DETAILS: 

1.0 BACKGROUND

1.1
The Council’s Cabinet adopted a new Private Sector Housing Renewal Policy in January 2006, which took effect from 1st April 2006.  A key policy change affecting owner-occupiers subject to clearance proposals is the move from a grant and loan based relocation assistance package to a purely loan based one.

1.2
The relocation assistance policy change has raised concern from members of the NDC Board.  Members have raised concern that there has been an alleged lack of consultation on policy changes, and that owner-occupiers affected by clearance in other areas have been able to receive grant assistance under the old policy.

1.3
There are 351 households affected by clearance proposals in the NDC area, of which 82 have been owner-occupiers.  There are currently 58 owner-occupier households remaining, and of those who have already relocated, four have moved with the benefit of relocation assistance under the old policy, and two have moved using the equity loan available under the new policy.

1.4
A number of meetings have taken place with representatives of the NDC Board and residents over recent months regarding concerns about the implementation of the Council’s Private Sector Housing Assistance Policy, in particular the Relocation Assistance part of the Policy.

1.5
The main issues are:

· A number of residents feel that they have been disadvantaged by the introduction of the new policy due to the withdrawal of a grant element of assistance.

·  Uncertainty over the timescales for redevelopment of the two riverside sites, where the majority of remaining owner-occupiers and tenants will move to.  It should be noted that current estimated timescales for redevelopment of these areas will be communicated to residents in mid October.

· A number of residents state that if they had known at the outset that redevelopment would not happen immediately they would have opted to move with the benefit of a grant.

· Some Council tenants living at the riverside sites are requesting that they be given priority to relocate, despite their homes not being demolished in the short-term, as they feel they are not being offered the same opportunity to relocate in advance of redevelopment as private sector residents.

2.0
CONSULTATION TO DATE

2.1
The NDC team have confirmed that since the launch of the Development Framework and the formal approval to acquire homes in the redevelopment areas in 2004, all households affected by clearance proposals have been contacted on an ongoing basis, and the policy options available to them and the new relocation products being developed explained.  The team have further confirmed that some households have had detailed ‘one to one’ interviews with some households on a number of occasions.

2.2
During the developer selection process undertaken by NDC in May 2005 residents were informed of the policy options available to them including interim arrangements pending the outcome of the review of the overall Renewal Policy.  Information Packs were sent to all households in February 2006.

2.3
Officers from NDC were involved in the review of the Renewal Policy and presentations were made to the NDC Board and the NDC Housing, Physical and Environment Task Group in November 2005 and March 2006 respectively on the proposed policy changes.

3.0
MEETING WITH REPRESENTATIVES OF NDC BOARD

3.1
A meeting took place on 3rd August between the Leader, Lead Member for Housing, officers from NDC and Housing Services, and members of the NDC Board which agreed a way forward:

· All 58 remaining owner-occupiers will be contacted following the launch of the Intensive Neighbourhood Management plan, which is arranged for 19th October. This will include a statement on current estimated timescales for redevelopment.
· If as a result of this any owner occupiers indicate that they would now like to move prior to the redevelopment their individual case and circumstances will be examined to determine if they have been disadvantaged by not applying under the old relocation assistance policy on the understanding that they will move into a new home within the original development timetable.
· Any disadvantage has to be confirmed financial hardship caused as result of their original decision to stay.
4.0
KEY PRINCIPLES

4.1
Any proposals must adhere to a number of key principles:

· they must have regard to the available financial resources;

· they must not set precedents which would not be possible to apply in other areas of redevelopment at present or in future years;

· they must be fair and equitable to all who are affected by redevelopment;

· they must not increase any liability to the Council as a result of the action proposed;

· they must be in the spirit of the Council’s Private Sector Housing Assistance Policy and the provisions contained therein;

· they must be legal;

· they must be acceptable to all funders, in particular the Manchester Salford Partnership and Department for Communities and Local Government;

· they must be able to withstand scrutiny from internal or external audit.

5.0
PROPOSALS FOR OWNER OCCUPIERS REGARDING RELOCATION ASSISTANCE

5.1
It is therefore recommended that:

5.2
All 58 remaining owner-occupiers are contacted in writing and formally advised of the relocation assistance policy that is in place, together with the anticipated timescale for redevelopment.  The letter will also invite the owner to contact a member of the NDC team within 21 days if they wish to discuss their potential relocation options in advance of redevelopment in order to make an appointment.  The letter will advise that owners must take this opportunity if they wish to have their circumstances reviewed if they feel they have suffered hardship as a result of the delays to the redevelopment.

5.3
Officers will make personal contact with every household who does not respond to the letter in order to ensure that all owner-occupiers have been given the opportunity to have their circumstances reviewed.

5.4
Each owner will receive an individual visit from an NDC officer and will have their eligibility for relocation assistance re-confirmed to ensure eligibility under the terms of the policy.

5.5
The officer will explain the revised timescales for redevelopment and the relocation options and assistance package available.

5.6
The officer will ascertain the aspirations of the owner, and discuss the financial implications of making an application for relocation assistance.  If the owner wishes to move within the timescales set out in the Development Framework the they will have to agree to progress with an application for relocation assistance within three months and demonstrate financial hardship if they wish to be considered for an application under the previous relocation assistance policy.

5.7
In order to meet a hardship test, the owner must demonstrate that they could not afford to move without the benefit of a grant under the terms of the previous policy, or that their household costs increased to a level where they are unaffordable.

5.8
Hardship will be assessed using a test of resources that is based on the principles of the affordability test contained within the existing test of resources for DFGs.  This provides a well established basic model for testing a person’s ability to contribute, but it would be made bespoke to the circumstances.  This will provide an objective test of resources that would allow the owner’s financial circumstances to be assessed to determine whether they have been caused hardship.

5.9
The timescale for redevelopment at Whit Lane Riverside Phase 1 was anticipated to be 2004-2007, the Lower Kersal area 2006-2009.

5.10
As the Lower Kersal Riverside site was not due for redevelopment before the transition to the new policy it is recommended that they must also demonstrate a reason for needing to move in advance of this date, either for medical or social reasons, or because they are particularly vulnerable due to isolation.

5.11
Where an owner may satisfy the above criteria, they must also agree to identify a suitable replacement property within a three-month period in order to be considered for assistance under the previous policy.

5.12
A recommendation will be made to the Lead Member for Housing for any cases that wish to be taken forward under the previous policy, setting out the evidence that the applicant satisfies the criteria.  The Lead Member for Housing will consider the circumstances of each case on its merits and make a decision based on the facts.

5.13
It must also be noted that any cases that are assessed for eligibility will have to be considered in the context of the budget which is available.

6.0
PROPOSALS FOR OWNER OCCUPIERS WHO WISH TO WAIT FOR REDEVELOPMENT

6.1
Where an owner-occupier wishes to wait for redevelopment and play a part in the new community that will develop, two additional support options are proposed:

6.2
For owner-occupiers who are living in conditions that are prejudicial to their health and safety and who meet the criteria contained within the Council’s Home Improvement Assistance Policy, an amount of direct financial assistance may be made available to remedy any such defects.  In order to qualify for such assistance, the owner must demonstrate that the carrying out of such works on an interim basis whilst awaiting redevelopment would cause financial hardship as outlined above.  Each owner-occupier wishing to be assessed for such assistance would have their circumstances assessed on an individual basis.  Any works to be assisted would be limited only to those that are necessary to eliminate the health and safety risk, up to a maximum cost of £3,000 due to the short-term future life of the properties.

6.3
For owner-occupiers who are living in conditions which make them particularly vulnerable, for example due to isolation caused by living in a street of otherwise unoccupied properties, the owner would be allowed to decant on a temporary basis, as set out in the Council’s Relocation Assistance Policy.

7.0
PROPOSALS FOR COUNCIL TENANTS WHO ARE AFFECTED BY REDEVELOPMENT

7.1
There are a total of 147 Council owned properties at both the Whit Lane (92) and Lower Kersal (55) Riverside sites that have been identified for demolition in the Development Framework.  It is likely that it will be some years before these properties are required to be demolished, and the Council and its current and future ALMO must ensure that they manage the homes in the most appropriate manner in the interim.  This is in order to:

· Continue to provide much needed social rented accommodation in the area before new homes are provided through Contour Housing as part of the redevelopment.

· Continue to provide a revenue income in respect of these homes, and ensure that the Council and its ALMO can meet a range of performance indicator targets which affect overall performance, as assessed by regulators.

· Continue to sustain the areas and the housing for as long as possible in order to minimise the time during which the area will be in decline whilst tenants are relocated in advance of demolition.

· Allow the Council and other social housing providers to manage their waiting lists for social rented accommodation, which are experiencing high demand and pressure, at a time when there is also pressure to rehouse residents across the Central Salford area due to other demolition proposals which are at a more advanced and critical stage.

7.2
The Council needs to ensure that it can manage its waiting list, and that it can effectively accommodate other priority housing cases due to pressures such as homelessness and demolition across parts of the Central Salford area.  It also needs to ensure that it does not act ultra-vires by giving priority to cases other than those that are set down in its allocations policy.

7.3
It is therefore proposed that any Council tenants who wish to apply for relocation in advance of the redevelopment of their area would have to demonstrate that they need to be given a priority for a medical reason or for some other reason in line with the existing allocations policy.

7.4
It is proposed that any such tenants who may be able to receive priority would waive their right to any home loss or disturbance payment associated with the move.  This is because the property would have to be relet for the period until demolition, and the Council would then have to rehouse the new tenant and statutorily compensate them at the point at which the property is required for demolition.  The Council can only legally pay one set of statutory compensation, and this is payable at the point at which the property is required for clearance.  An existing tenant who wishes to move before the property is required for clearance is not therefore eligible to receive any compensation and would have to fund their own relocation.  They would also waive their right to have any priority for a home in the new development.

8.0
PROPOSALS FOR PRIVATE TENANTS WHO WISH TO WAIT FOR REDEVELOPMENT

8.1
A small number of private sector tenants who wish to be decanted on a temporary basis, due to vulnerability caused by isolation, but who also still wish to be able to move to a property in the new development have come forward.

8.2
It is proposed that tenants in such circumstances be allowed to make their own arrangements to relocate to an alternative property where the landlord has entered into an agreement to sell the property voluntarily.  Where the tenant will meet the eligibility criteria for a new socially rented property in the new development, which will be owned and managed by Contour Housing, their details will be registered and they will be given a future priority status when the allocations are made for the new housing in the future.

8.3
In order to still retain their priority, the private tenant must continue to remain eligible in the interim period until development, and their circumstances must not change significantly.

8.4
The tenant would be eligible for a home loss and disturbance payment, subject to meeting the statutory eligibility criteria, at the point at which the landlord sells the property and they move out of it, as their existing home has been acquired for clearance.  However, they would have to fund any subsequent move to a new property themselves as they would exercise their own choice in choosing to do so.

8.5
It is recommended that the Council do not provide any temporary decant facility in respect of such tenants, due to the risk and potential liability that will be placed on the Council and the future development if a tenant were to then fail to co-operate with any future relocation.

9.0
CONCLUSIONS

9.1
The redevelopment proposals within the Charlestown/Lower Kersal area represent a significant opportunity to improve the housing conditions of many existing local residents. However, it is recognised that during this coming period of major change there are significant pressures on those residents affected. As a result, the Council will seek to operate its housing management policies in the most sensitive and supportive way possible.

9.2
In order to demonstrate this, the proposals set out in this report address the issues recently raised by local residents and NDC Board Members in the following ways:

· For residents who feel they have been disadvantaged by the introduction of the new Private Sector Housing Assistance policy the Council are proposing to review the circumstances of each owner-occupier and make a Relocation Grant available where the owner can demonstrate that they have been caused financial hardship as a result of the transition, if they wish to move before the redevelopment takes place.

· For those who are uncertain about the process and timescale for redevelopment, New Deal and the Council are planning an event for 19th October to introduce our development partners, Opus Developments and set out the support measures that have been put in place for the coming period.

· For those Council tenants who feel they are not being offered the same opportunity to relocate in advance of redevelopment as private sector residents their circumstances will be reviewed on an individual basis in line with the Council’s housing allocations policy to determine what priority can be given to them to move.

10.0
RECOMMENDATIONS

10.1
It is recommended that Lead Member:

10.2
Approves the principle of making Relocation Grants available for a limited period in the NDC area for owner-occupiers in the Whit Lane/Littleton Road area who wish to identify a replacement property and relocate at this time, subject to satisfying a hardship test.

10.3
Notes and endorses that all remaining owner-occupiers in the NDC area who do not wish to relocate at this time must be considered for relocation assistance under the Council’s policy which is in place at the point at which they make their application.

10.4
Notes and endorses the options available for public and private sector tenants affected by clearance proposals.
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