



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 15th MARCH 2007 ______________________________________________________________

TITLE: Approval of Amendments to the Private Sector Housing Assistance Policy

______________________________________________________________

RECOMMENDATIONS:  That Lead Member:

1. Notes the report.

2. Approves the proposed amendments to the Salford City Council Private Sector Housing Assistance Policy 2006 and the consequent adoption of the Salford City Council Private Sector Housing Assistance Policy 2007.

______________________________________________________________

EXECUTIVE SUMMARY: 

The Council formally adopted the Salford City Council Private Sector Housing Assistance Policy 2006 (the Policy) in January 2006, and it was implemented with effect from 1st April 2006.

Since the Policy was implemented, it has come to light that a number of minor amendments are required to respond to new legal advice, changing operational needs and the emergence of good practice.  These changes are within the spirit of the 2006 Policy and do not introduce any new forms of assistance or make changes to the type of assistance that is available.

______________________________________________________________

BACKGROUND DOCUMENTS:  

Private Sector Housing Assistance Policy 2006

Regulatory Reform (Housing Assistance) (England & Wales) Order 2002

ODPM Circular 05/2003 – Housing Renewal

______________________________________________________________

ASSESSMENT OF RISK:  low – the Council currently awards financial assistance to private sector residents and has considerable experience of processing such applications.  The proposed changes to the Policy will ensure that it is fully legally compliant.  The use of Independent Financial Advisors to ensure that applicants take specialist advice on the suitability of any particular form of assistance will mitigate the risk to the applicant and the Council even further.

______________________________________________________________

SOURCE OF FUNDING: The assistance to be made available under the terms of the Policy will be funded from the Housing Capital Programme

______________________________________________________________

LEGAL IMPLICATIONS:  Provided by Ian Coupe

______________________________________________________________

FINANCIAL IMPLICATIONS:  Provided by Nigel Dickens

The policy seeks to maximise use of existing resources available through the housing capital programme and does not require any additional resources.  There is considerable scope for recycling of resources through the provision of loans.


COMMUNICATION IMPLICATIONS:

Internal Communications – All relevant sections of the council will be advised of the amendments to the Policy.

External Communications – The revised Policy will be published on the Council’s website and any persons making enquiries about the assistance available will be given information on assistance as set out in the revised Policy.

CLIENT IMPLICATIONS:  N/A


PROPERTY:  Not applicable.  The Policy relates to privately owned properties.

______________________________________________________________

HUMAN RESOURCES:  There is sufficient staffing capacity to manage enquiries and applications under the terms of the Policy.

______________________________________________________________

CONTACT OFFICER: 

John Wooderson, Senior Manager Procurement and Delivery

Tel: 0161 922 8723         Email: john.wooderson@salford.gov.uk
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): All – the Policy applies city-wide.

______________________________________________________________

KEY COUNCIL POLICIES: 
Housing & Regeneration

Manchester Salford Housing Market Renewal Pathfinder Scheme Update

Salford City Council Housing Strategy 2004-2006

Community Plan

Salford City Council Capital Investment Strategy

______________________________________________________________

DETAILS: 
1.0
Background

1.1
The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 (the RRO) came into effect on 18th July 2002 and gave local authorities a wide discretionary power to provide financial and other assistance for repair, improvement and adaptation of homes, with limited constraints on the exercise of their discretion.

1.2
The assistance that the authority can give may be provided in any form, and can be unconditional or subject to certain conditions that the authority wishes to impose.  Before the local authority can exercise the power they must adopt and publish a policy setting out the type and form of assistance they will give and any conditions that they will attach.  

1.3
Salford City Council has published a number of variations on its policy since the RRO came into effect.  The Policy which is currently in force was adopted by the Council in January 2006 and subsequently became operational from 1st April 2006.  This edition of the Policy is known as the Salford City Council Private Sector Housing Assistance Policy 2006.

1.4
Since the 2006 edition of the Policy was adopted, it has become evident that a number of minor amendments are required in order to respond to new legal advice, changing operational needs and the emergence of good practice.

2.0
Amendments to the Policy

2.1
An amended Policy has been drafted to take account of the necessary changes.  All of the proposed amendments are within the spirit of the 2006 Policy and do not introduce any new forms of assistance or make changes to the type of assistance that is available.

2.2
Council delegated authority to Lead Member for Housing to make changes to the Policy, subject to any appropriate scrutiny and consultation.  With the exception of a relaxation of a clause on the repayment of relocation assistance, there are no material changes to any of the forms of assistance and it is not considered appropriate to undertake any consultation on this matter.  Instead the changes relate more to the wording of certain parts of the Policy to ensure that it is fully legally compliant and to ensure that the Policy takes account of the establishment of the new organisations which will help to deliver housing services in the city as part of the Housing Investment Options.  Legal services have been involved in drafting the amendments and it is considered that this level of scrutiny is appropriate.

3.0
Conclusion

3.1 The proposed amendments to the 2006 edition of the Policy are considered to reflect best practice and be fully legally compliant.  They also ensure that the new housing organisations which are being established will be covered by the scope of the Policy in order that they may assist in the delivery of the Policy as necessary and appropriate.
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CHAPTER 1


Introduction


1.0
The Salford City Council Private Sector Housing Assistance Policy 2007 (the Policy) is made under Article 3 of the Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 Statutory Instrument No. 1860 (the RRO).


1.1
The Policy sets out the range of financial assistance that Salford City Council will make available, together with the eligibility criteria and the conditions that will be applied to each form of assistance.  This Policy sets out the Council’s Policy for providing assistance under the RRO, and applies in addition to the provision of assistance which can be made under alternative statutory powers such as the provision of mandatory Disabled Facilities Grants under the Housing Grants Construction and Regeneration Act 1996 (as amended).


1.2
The Policy replaces the previous editions adopted by Cabinet in July 2003 and amended by Lead Member for Housing in December 2004 and the edition adopted by Cabinet in January 2006.


1.3
The Policy will come into force on 1st April 2007.  Fully completed valid applications made by 31st March 2007 will be processed under the terms of the previous editions of the Policy.


1.4
The Policy makes provision for a number of types of assistance:


1.4.1
Home Improvement assistance




· Repayment Loan


· Appreciation Loan


· Direct Financial Assistance


1.4.2 Relocation Assistance


· Relocation Loan


· Temporary Decant


· Homeswap


1.4.3 Adaptations Assistance


· Relocation Assistance Provision


· Adaptation Loan Provision


· Discretionary Top Up Grant


1.4.4 Block Improvement Assistance


· Block Improvement Schemes


1.4.5 Theme Based Assistance


· Energy Efficiency Assistance


· Empty Property Assistance


· Conversion Assistance


· HMO Assistance


· Security Assistance


· Environmental Improvements


1.4.6 Home Improvement Agency Services


· Handy Persons Scheme


1.4.7 Advice/ Support and Signposting


1.5
The amount of assistance to be given each year will be dependent upon the level of capital resources available through the Housing Capital Programme, which is funded from a number of different sources, and will be determined annually by the Council when it adopts its Housing Capital Programme.


CHAPTER 2


Aims & Priorities

2.0
Aims of the Policy


2.1
The Policy will contribute towards achieving the aims and objectives of a range of Council and partner strategies and initiatives.


2.2
In particular, the Policy has the following aims:


· To achieve a reduction in the level of private sector properties which fail to meet the minimum condition standard


· To increase the number of homes which are decent and occupied by vulnerable residents


· To assist in creating sustainable housing markets, especially in Central Salford, by helping to create attractive neighbourhoods and properties


· To achieve a reduction in the number of long-term void properties


· To improve the energy efficiency rating of private sector properties and achieve a reduction in the numbers of private residents suffering from fuel poverty


· To achieve value for money and the most effective use of public resources through delivering appropriate forms of assistance in partnership with a range of partner agencies.

2.3
Priorities of the Policy


2.4
The Policy has a number of key priorities for housing assistance.  These are to support:


· Elderly, vulnerable and disadvantaged households in poverty suffering serious health and safety risks or other severe social circumstances


· The regeneration of targeted and priority areas


· The leverage of private investment into private homes


· Community sustainability, increased security and to combat crime and disorder.


CHAPTER 3


General Provisions


3.0
The Council will publicise the adoption of the Policy widely and in doing so makes a commitment to apply the highest standards of customer care.  In applying the Policy it is important to recognise that a number of conditions will be applied to all forms of assistance, with additional specific conditions applying to a number of forms of assistance.


3.1
The conditions set out in this chapter apply to all forms of assistance provided under the terms of the Policy.  Other appropriate conditions are included within the relevant chapters.


3.2
General Conditions For Assistance

3.3
Applications for assistance can be made on the following basis:


3.3.1
Owner occupiers – such a person must be a freeholder or leaseholder with at least five years of the lease remaining and the dwelling must be his only or main residence.


3.3.2
Landlords – such a person must be, or will be, a freeholder or leaseholder with at least five years of the lease remaining, and the dwelling must be let on a residential basis with a market rent payable.  An applicant will be required to join the Council’s Landlord Accreditation Scheme, and/or Landlord Licensing Scheme as appropriate, as a condition of making an application, and no application would be approved until this has happened.


3.4
In the case of joint applications where one of the applicants is under 18 years of age, he or she will be disregarded.


3.5
Any person who wishes to make an application must be able to understand the implication of the application, and their responsibilities thereunder.


3.6
Exclusions from Assistance

3.7
No home improvement assistance shall be available for a dwelling that has been provided, either by construction or conversion, within ten years of the date of application, therefore a property that is less than ten years old, unless in relation to an application for assistance in respect of an adaptation for the benefit of a disabled person, or an application for relocation assistance.


3.8
Fraudulent Applications

3.9
Where fraud or deception is suspected, the matter will be reported to the police or relevant enforcement agency.  In any cases where the Council determines that an applicant has made a fraudulent or wilful deception or omission in their application, it will demand full repayment of any amount of assistance so obtained, together with interest from the date of payment until the repayment, and no further amount will be paid.  


3.10
If, following approval of an application for assistance, the Council becomes aware that the applicant (or applicants in the case of a joint application) was not entitled to the assistance on the date on which it was approved, no payments or further payments will be made, and any amount of assistance already paid will be required to be repaid with interest.  In the case of an owner’s application, the applicant would not have been entitled to assistance if he did not have a qualifying owner’s interest, or if he does not have the intention to fulfil the criteria contained in the owner-occupation certificate that accompanied the application.


3.11
Government Guidance

3.12
Any application for assistance will be considered by the Council, and will be in accordance with government guidelines concerning the most satisfactory course of action relating to any dwelling and circumstance.  If the guidance indicates that a certain type of assistance should not be made available after consideration of all the relevant factors, the decision of the Council will reflect this.  Regard shall always be had to the expected life of any building which is the subject of an application for assistance, taking into account the effect of carrying out any works where appropriate.


3.13
Administration of Assistance

3.14
In accordance with the Regulator Reform (Housing Assistance) (England and Wales) Order 2002 the Council may administer certain forms of assistance in partnership with partner agencies and organisations where it determines it is appropriate to do so.  


3.15
Where this applies, the applicant may be required to provide any information specified in this policy to any partner agency in addition to the Council and any legal charge may be registered in favour of the relevant agency instead of the Council.  Where this is the case, the terms and conditions of any assistance will apply as though they were registered in favour of the Council, and the applicant will not be in any way disadvantaged as a result and will receive the same protections as though the assistance has come direct from the Council.


3.16
The Council, in conjunction with relevant partner agencies and organisations, will administer assistance with the benefit of a range of funding sources.  Such funding sources may include Salford City Council capital receipts, Housing Market Renewal Funding, New Deal for Communities Funding and private finance where appropriate to do so.  Regardless of the source of the funding, it will be used to deliver assistance as set out in the Policy, and the terms and conditions herein shall apply.


3.17
Where the granting of any form of assistance is unlikely to be achieved in practice without financial assistance to a corporate body, the Council may make such financial assistance as it is satisfied appropriate in the circumstances available to that corporate body subject to such conditions as may be appropriate (if any).


3.18
The Council may determine to award more than one form of assistance in respect of any application, where it is deemed the most appropriate course of action to provide the applicant with the necessary level of assistance to meet the particular circumstances of the case, whilst ensuring value for money in the use of resources.


3.19
Making an Application

3.20
A full application cannot be made until such time as the Council has issued a schedule of eligible works, where appropriate, and the application form and relevant certificates to enable an applicant to make such an application.


3.21
An application for assistance shall be in writing using the relevant specified application form.  


3.22
An owner’s application for assistance must be accompanied by the following documentation:


3.22.1
An owner-occupation certificate stating that the applicant has a qualifying owner’s interest in and holds a legal title to the relevant dwelling, and that they will occupy the dwelling throughout any assistance condition period as their only or main residence; OR


3.22.2
A certificate of intended letting stating that the applicant has a qualifying owners interest in and holds a legal title to the dwelling, and that the dwelling will be let or be available for letting as a residence to a person who is not connected with the owner, throughout any assistance condition period with a market rent payable.  It should be noted that such applications, known as a landlord’s application, will only be considered in certain specified circumstances which are detailed in the relevant sections of the Policy.


3.22.3
A form of consent from each owner of the relevant dwelling giving authorisation to the application.  The Council may consult Land Registry and other relevant records to confirm that the applicant has the necessary owner’s interest.  If the applicant’s property is not registered the Council will require the applicant’s solicitor to deduce title to the applicant’s property.


3.22.4
A declaration that the applicant understands and agrees to any obligations that they are placing themselves under.  In addition, any other owner of the property will be required to complete a declaration that they give their consent to the works, that they understand the implications of giving such consent, and that they postpone any legal or equitable interests they may have in favour of the Council.


3.22.5
Confirmation that they have sought independent financial and legal advice as a condition of their application, or confirmation that they have been advised to seek such advice and have made the decision not to seek this.  Where they have sought independent financial and legal advice the reasonable cost of obtaining such advice will be included in the assistance in the fees and charges which are necessarily incurred or as a cost to be reimbursed as a disturbance claim.


3.22.6
Such further information as the Council or any of its delivery partners reasonably requires in order to progress their application within the time set by the Council or such partners for providing such information.


3.23
The applicant will be given appropriate advice and time to consider any offer of assistance, and must be willing to accept the assistance offered subject to any conditions set by the Council, within the time set by the Council for accepting such an offer.


3.24
The reasonable costs of any necessarily incurred ancillary fees and charges, such as building regulations or solicitors fees, may be included in the amount of assistance to be paid.  The reasonable cost of any agents fees incurred may also be payable as part of these fees. The Council will determine what level of fees is payable as part of any application for assistance, taking into account all the relevant factors. 


3.25
The Council may charge a fee in respect of time or costs spent on processing an enquiry or application if it can be demonstrated that a potential applicant has attempted to wilfully mislead or has wilfully misled the Council about their proposed intention to pursue an application.


3.26
Applications Falling Outside the Scope of the Policy

3.27
Any application for financial assistance that falls outside the scope of the criteria laid down in the policy may be considered by a Housing Review Panel
.  This panel will convene not more often than once every month, as and when it is considered necessary.  The panel will be made up of two elected members and one independent member, and advice on points of law will be sought as necessary.  The panel will consider all of the relevant issues, and will make a recommendation to the Lead Member for Housing for a formal decision.  If an applicant disagrees with any decision that is made, they are entitled to make a complaint through the Council’s formal complaints procedure.


3.28
Applicants Receiving Loan Assistance


3.29
Any applicants receiving an amount of financial assistance in the form of a loan may have their circumstances reviewed on a periodic basis as part of the terms and conditions of receiving the assistance.  If the review determines that the circumstances of the applicant have changed to such an extent that they could afford to make earlier repayments of their loan, the Council, or any partner delivery agent who may have advanced the loan amount on behalf of the Council, may negotiate a revised repayment schedule with the applicant.


3.30
Applicants are required to notify the Council, or any partner delivery agent who may have advanced the loan amount on behalf of the Council, of any significant change in their circumstances which would affect their ability to make repayments of the loan.  Details of what constitutes a significant change will be set out in the loan agreement.  The Council, or any partner delivery agent who may have advanced the loan amount on behalf of the Council, may negotiate a revised repayment schedule with the applicant if their circumstances have changed in this manner.


3.31
If at any time the Council believes that the applicant is able to repay any loan and that the repayment will not cause hardship, the Council may require repayment of the loan.  Such circumstances may include, but are not necessarily limited to, a change of financial circumstances which significantly increases the applicant’s ability to repay any loan.


3.32
Where the applicant dies or the property is sold during the life of the loan, the Council will recover the loan from the Estate of the deceased or from the proceeds of the sale.  If at any time during the life of any loan, the Council is satisfied that a failure to waive repayment on whole or in part, or a failure to remove any legal charge, will result in unnecessary hardship to the applicant or their household, the Council may take such steps as are necessary to alleviate that hardship.


CHAPTER 4


Home Improvement Assistance

4.1
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


4.2
The Policy makes provision for a number of forms of assistance towards the cost of works that are required for the improvement or repair of dwellings, and these are set out in this chapter.


4.3
The Council will determine which form of assistance is to be made available on an individual basis, taking into account all of the circumstances of the case, the type and scale of works required, and having regard to the applicant’s circumstances.


4.4
The forms of assistance that will be available for the purposes of carrying out repairs and improvements are:


· Repayment Loan


· Appreciation Loan


· Direct Financial Assistance


4.5
All applications will be subject to a test of resources which will form part of the consideration on which form of assistance is to be made available, and assist in the determination of the repayment periods applicable for certain types of loans.


4.6
The Council will assess the income, outgoings and capital assets of each applicant and their household (including non resident members of the extended family who may reasonably be expected to contribute to the financial well being of the applicant).  The applicant will be offered the first appropriate assistance from the list above.  If an applicant is offered one type of Home Improvement Assistance, the same applicant will not be offered any other type of Home Improvement Assistance unless:



· the Council decides on appeal that the first type offered was not appropriate or

· the applicant’s circumstances have changed.


4.7
Who Can Make An Application

4.8
In order to be able to make an application for home improvement assistance, the applicant must be able to satisfy the Council that they have met the conditions of the prior qualifying condition in that they have owned and lived in the dwelling as their only or main residence throughout a period of three years ending on the date of the application.


4.9
The Council may consider whether it is appropriate to waive the prior qualification criteria in certain circumstances if it is determined that it meets its strategic aims and objectives to do so.


4.10
What Works Are Eligible For Assistance

4.11
The Council will specify which works are eligible for assistance.  These are the eligible works.  It is a requirement of this policy that following completion of assisted improvement works, the dwelling will be left in a condition where it meets the minimum condition standard for housing, or in the case of a vulnerable applicant, the Decent Homes Standard
. 


4.12
The Council shall also determine the amount of assistance it has decided to advance, taking all relevant factors into consideration.  The total of the amounts of the expenses that it considers are likely to be properly incurred, are known as the ‘eligible expense’, and this will be the basis for determining the amount of assistance.


4.13
Making an Application

4.14
A full application cannot be made until such time as the Council has issued a schedule of eligible works and the application form and relevant certificates to enable an applicant to make such an application.


4.15
An application for assistance shall be in writing using the relevant application form.  The application must be accompanied by two fully priced quotations for all work detailed on a schedule of relevant works which will be issued by the Council to take account of all the relevant factors.  The works that are to be included on this schedule will be entirely at the discretion of the Council.  Any application for assistance will not be approved unless the Council is satisfied that the carrying out of the eligible works is the most satisfactory course of action.


4.16
The Council will calculate an eligible expense for the relevant works to be included in the amount of any assistance to be awarded, and this will be the maximum amount that the Council may advance or pay towards the cost of the works.  If the lowest priced quotation for the eligible works is less than the Council’s calculated eligible expense, this will become the eligible expense, and the maximum amount of assistance will be limited to this amount.


4.17
Payment of Assistance


4.18
Following approval of an application for assistance, the Council will pay the amount of the assistance in full following the satisfactory completion of the eligible works.  However, where the cost of the eligible works is in excess of £10,000 the amount of the assistance may be paid in part by instalments as the work progresses, with the balance paid following satisfactory completion of the eligible works.  Where assistance is paid by instalments, the aggregate of the instalments paid before the completion of the eligible works shall not at any time exceed nine-tenths of the amount of the amount of assistance.  In determining what level of instalment to pay, the Council will take account of all relevant factors, such as the amount of work completed to a satisfactory standard at the time of the request for payment.


4.19
If, following an application for assistance, the Council is satisfied that, owing to circumstances beyond the control of the applicant, the eligible works cannot be or could not have been carried out on the basis of the eligible expense amounts, or the eligible works cannot be, or could not have been, carried out without undertaking additional works which could not have been reasonably foreseen at the time the application was made, the Council may re-determine the estimated expense and, accordingly, the amount of assistance available.


The form of additional assistance to be made available as a result of such a request will be decided in line with the provisions of paragraphs 4.3 to 4.6 of this policy and may be subject to scrutiny by the Housing Review Panel. Such consideration does not imply any guarantee by the Council to grant such a request.


4.20
The Council will inspect the work following a request for payment in order to determine whether the works are to an acceptable standard.  If the works have not been completed to a satisfactory standard, payment will not be released.


4.21
If the Council determines that any of the eligible works are to be carried out in a particular manner or using particular materials, this will be specified on the schedule of eligible works that is issued with the application pack.  Where it has made such a specification, payment will only be authorised if this condition has been complied with.


4.22
When an application has been approved, the eligible works must be completed within six (6) months from the date of the approval.  Only in cases where there are extenuating circumstances will further time be allowed for completing the eligible works.  


4.23
An acceptable invoice, demand or receipt for payment, addressed to the applicant, will be required before the Council will carry out any inspection of the work or release payment.  Such an invoice must be an original or certified copy, and in the case of a request for an interim payment where only part of the works have been completed, must itemise and list all works carried out, together with the value of the works completed.  Any such invoice cannot be issued by an applicant, member of his family, or any business in which he has an interest.


4.24
The works must be carried out by one of the contractors whose estimates accompanied the application.


The applicant must notify the Council in writing as soon as reasonably practicable if they wish to use a contractor other than the one which is detailed in the approval documentation, with an explanation of the reasons for their request.


4.25
Where the Council has cause to be dis-satisfied with the workmanship or efficiency of a contractor selected by the applicant it will make its concerns known to them.  Where Direct Financial Assistance is to be provided the Council may direct that an alternative contractor carry out the eligible works; where assistance is in the form of a loan the Council will advise the applicant to change contractor.


 In such circumstances, the applicant would be invited to obtain an additional quotation for the works from an alternative contractor, or given the choice of using the alternative estimate provided at the time of making their application.  In such circumstances, the applicant would be responsible for paying any additional costs associated with the eligible expense of the alternative contractor, and the Council’s eligible expense.


4.26
All relevant payments for works completed will normally be made direct to the contractor unless the applicant has specifically requested otherwise on their application form.


4.27
Exclusions From Assistance

4.28
No financial assistance will be paid towards any works which are covered by an insurance policy, or which are the subject of litigation proceedings.  In any such circumstances where it later comes to light that financial assistance has been obtained in respect of works which are later the subject of an insurance claim, the Council will demand repayment of the amount of the assistance, plus compound interest.


4.29
In all circumstances, work which has already been completed at the time of application will not be eligible for financial assistance.  Where the relevant works have been started, but not completed, the assisted works will be limited to only those outstanding works which are necessary to bring the property up to the minimum statutory condition standard on the date of the application, or to the Decent Homes Standard as appropriate.   Where it can be demonstrated that an applicant has caused the dwelling to be in a condition where it fails to meet the minimum standard for housing condition as a direct result of their actions, the Council may exclude any related remedial works from any relevant works.


4.30
Applicants Ceasing to be Entitled to Assistance

4.31
If an applicant ceases to be entitled to assistance before the certified date (the date the works are completed to the satisfaction of the Council), the Council will not pay any further instalments or amounts towards the cost of the works, and may demand that any instalment which has already been paid be repaid forthwith together with interest from the date on which it was paid until the date on which it is repaid.


4.32
In the case of an owner’s application, an applicant would cease to be entitled if they cease to have a qualifying owner’s interest, or if they cease to have the intention to fulfil the obligation specified in the owner-occupation certificate or the certificate of intended letting which accompanied the application.


4.33
In the cases of joint applications, all of the applicants must cease to be entitled before this requirement would come into effect.


4.34
Where an application for assistance has been approved, and the Council later becomes aware that any of the following apply, it may refuse to pay the assistance or any further instalment of assistance which remains to be paid.  The Council may also demand repayment by the applicant forthwith of the assistance or any instalment already paid, together with interest from the date of payment until the repayment:


4.35
Where an application for assistance has been approved, and the Council becomes aware that the amount was determined on the basis of inaccurate or incomplete information provided by the applicant for the test of resources and exceeds that to which the applicant was entitled;


4.36
Where the Council becomes aware that the eligible works were started without its knowledge, before the application was approved;


4.37
Where the Council ascertains that the eligible works were carried out by a contractor who was not one of those who submitted quotations for the works with the application;


4.38
Where the eligible works are not completed to the satisfaction of the Council within six (6) months from the date of the approval, or any such extended period as it may allow.


4.39
Reduction in the Amount of Assistance

4.40
Where the Council ascertains that the aggregate cost of completing the eligible works and the costs incurred with respect to preliminary or ancillary services and charges is, or is likely to be, lower than the estimated expense, it will make a reduction in the amount of the assistance proportionate to the reduction in the estimated expense.


4.41
Loans

4.42
The Policy makes provision for two main types of loan: 


4.43
Repayment Loan

4.43.1
Capital and interest are repaid by the applicant on a regular basis throughout the term of the loan.  The interest is determined at the point of approval of the loan, and is charged as an administration fee.  This loan satisfies faith requirements.


4.43.2
The level of fee to be applied will be determined based on the circumstances of the applicant and the nature and cost of the works that are to be carried out.


4.44
Appreciation Loan

4.44.1
The Council advances a loan equivalent to an amount of equity held in the property and holds this until the point of sale.  No ongoing repayments are required unless the applicant chooses to or can afford to do so.


4.45
Conditions

4.46
The liability that may arise under a condition is a charge on the qualifying dwelling, taking effect as if it had been created by deed expressed to be by way of legal mortgage.


4.47
The charge has priority immediately after any legal charge securing an amount:


4.47.1
Advanced to the applicant by an approved lending institution for the purpose of enabling him to acquire the dwelling, or further advanced to him by that institution;


4.47.2
But the Council may at any time by written notice served on an approved lending institution postpone the charge taking effect by virtue of this section to a legal charge securing an amount advanced or further advanced to the applicant by that institution.


4.48
Repayment Loan


4.49
The Council may make a Repayment Loan available where it is satisfied that the applicant is unable to access any commercially available loan product in order to fund the required improvement or repair works.  In making such a loan available, the Council will be satisfied that the applicant is able to afford to make regular repayments, having taken account of all of the circumstances of the case.


4.50
The maximum amount of Repayment Loan assistance will be £20,000.


4.51
The administration fee to be applied will be determined on an individual basis, taking account of the circumstances of the case including the applicant’s financial circumstances, and the nature and cost of the works which are to be carried out.


4.52
The loan will be repaid in instalments, and the repayment period will be determined by the Council on an individual basis, in partnership with any relevant partner administration agency, taking into account all of the relevant factors of the case to ensure that undue hardship will not be caused.


4.53
Appreciation Loan

4.54
The Council may make an Appreciation Loan available where a Repayment Loan is not suitable for the applicant, taking into account all of the circumstances of the case.  The Council will determine the open market value of the property (after the relevant works have been carried out) and calculate the value of the loan as a proportion of the open market value of the property.


4.55
The maximum amount of Appreciation Loan that will normally be made available will be no more than 50% of the open market value of the property with total borrowings secured against the property not exceeding 100% of its value, based on the value after the relevant works have been carried out.


4.56
Repayment of the loan will be by payment of the same proportion of the open market value of the property at the time the loan becomes repayable.


4.57
There will be no requirement for the repayment until sale or transfer of the property or death of the applicant, but the Council may require the applicant to provide information about their means at regular intervals throughout the duration of the loan.


4.58
The applicant can elect to repay the loan in full at any time and to make part payments against the loan by agreement.  


4.59
If at any time, the Council believes that the applicant is able to repay the loan in full or in part as a result of a change of personal circumstances and that the repayment will not cause hardship the Council may require repayment of the loan.  Where part payment is made the proportion of the value of the property payable on repayment of the loan will be reduced accordingly by reference to the value of the property at the time of the original offer of the loan.


4.60
For example, if the loan is 30% of the value of the property, after the relevant works have been carried out, then the applicant must repay 30% of the open market value at the time of sale or transfer.  The Council will determine the open market value of the property at the time the loan becomes repayable. In the event of a dispute as to the open market value, the Council will appoint the District Valuer to provide a second opinion and will be bound by the District Valuer’s opinion.


4.61
The repayment will be calculated in accordance with the following formula:


R = T x L/V



Where:


R
=
Repayment amount


T
=
Value of the property at the time repayment is due


L
=
Amount advanced


V
=
Value of the property at the time the loan is advanced, based on the value after the works have been carried out


4.62 It is a requirement of this policy that all Appreciation Loan applications 


must be accompanied by the following declarations:


4.62.1 That the applicant has an owner’s interest in the qualifying dwelling to which the application relates, which must be a Freehold interest or a leasehold interest with at least 70 years unexpired term remaining; and:


4.62.2 That the applicant will live in that dwelling as his/her only or main residence until the loan is repaid.  This period will be known as the condition period.


4.63 
It is a condition of the assistance that until the loan is repaid the dwelling is occupied in accordance with the intention stated in the ownership certificate.


4.64
Appreciation loans will not normally be considered for repairs and/or home improvement where the cost of the necessary works is less than £5,000.

4.65
Direct Financial Assistance


4.66
In some cases it will not be appropriate to fund all the necessary works through either form of loan assistance outlined above and it may be necessary for the Council to make a grant available towards meeting the cost of the works. Such grants are known as Direct Financial Assistance 


4.67
When deciding what amount of assistance to make available in such cases, the Council will consider whether a loan could be used to fund part of the costs with the Direct Financial Assistance being used to “top up” the loan.   


4.68
Making such assistance available to cover the full cost of the works will only be considered where it has been shown to be inappropriate for the applicant to take on any amount of loan. 


4.69
Direct Financial Assistance will normally be restricted to clients deemed to be vulnerable for the purposes of PSA7 and where work is required to render their home weather tight or remove a condition that poses a direct risk to the health and safety of the occupants.


4.70
The maximum amount of Direct Financial Assistance available will be £20,000.


4.71
Conditions Attached to Direct Financial Assistance

4.72
It is a condition of Direct Financial Assistance that if an owner of the premises to which the application relates makes a relevant disposal after any instalment of grant has been paid and before the certified date of completion then it is a condition that the owner repays the grant to the Council.  This also applies if the requirements regarding the occupation of the property outlined above are breached.  A grant condition is a legal charge.


4.73
This condition will be registered as a legal charge on the property and is binding on any person who is for the time being an owner of the premises concerned.  The Council may determine not to register such a charge, or to register a charge of a different nature, where the amount of the assistance is less than £5,000.


4.74
The conditions as to repayment on disposal and occupation have effect from the certified date until the end of the grant condition period.  The condition period is a period of five years, and the certified date is the date on which the Council certifies that the execution of the eligible works has been completed to its satisfaction.  This is the date on which the works have been physically completed to the required standard and the invoice received by the Council, not the date on which it inspected and approved the relevant works.


4.75
If an applicant disposes of all or part of the dwelling to which the assistance relates after payment of any instalment of the assistance but before the certified date, he shall repay on demand the amount of grant that has already been paid.  If an applicant makes a similar disposal on or after the certified date and before the end of the condition period, he shall repay on demand the amount of the assistance that has been paid.


4.76
Occupation Condition – Owner’s Application

4.77
Where an application for Direct Financial Assistance was accompanied by an owner-occupation certificate in respect of any dwelling, it is a condition of the assistance that throughout the condition period the dwelling is occupied in accordance with the intention stated in the certificate.


4.78
In the event of a breach of an occupancy condition under this section, the applicant shall on demand repay to the Council the amount of grant, together with compound interest on that amount as from the certified date.


4.79
In order to monitor ongoing compliance with the conditions attached to Direct Financial Assistance the City Council may, from time to time, ask recipients of such assistance for information regarding the occupation of the improved property.  Failure to produce this information may be viewed as an indication of a breach of conditions and lead to further action by the Council, ultimately resulting in the assistance being reclaimed in some cases.


4.80
Occupation Condition – Landlord Applications

4.81
Where an application for Direct Financial Assistance was accompanied by a certificate of intended letting, it is a condition of the assistance that throughout the condition period the dwelling is let, or available for letting, in accordance with the intention stated in the certificate.


4.82
In the event of a breach of an occupancy condition under this section, the owner for the time being of the dwelling shall on demand repay to the Council the amount of assistance, together with compound interest on that amount as from the certified date.


4.83
In order to monitor ongoing compliance with the conditions attached to Direct Financial Assistance the City Council may, from time to time, ask recipients of such assistance for information regarding the occupation of the improved property.  Failure to produce this information may be viewed as an indication of a breach of conditions and lead to further action by the Council, ultimately resulting in the assistance being reclaimed in some cases.


CHAPTER 5


Relocation Assistance

5.0
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


5.1
Assistance may be made available in the following forms:


· Relocation Loan


· Temporary Decant


· Homeswap


5.2
General Provisions


5.3
Salford City Council will make a determination at the point at which it is formally decided that any privately owned properties should be demolished or acquired by agreement in advance of making a Compulsory Purchase Order (CPO), whether it is appropriate to make one or more of the forms of Relocation Assistance available to owner-occupiers who will be affected.  The Council may also make such a determination upon confirmation of a CPO where no such earlier determination has been made.


5.4
In making such a determination, the Council will be satisfied that, in general, it would not be possible for those residents affected by the proposed Clearance Area to afford to buy another home in their local area without the aid of Relocation Assistance.


5.5
Who Is Eligible

5.6
In order to be eligible for relocation assistance, the applicant must be able to satisfy the Council that they have met the conditions of the prior qualifying period, which are:


5.6.1 That the ownership condition was satisfied throughout the qualifying period; and


5.6.2 That the applicant has lived in the dwelling as their only or main residence throughout that period.


5.7
In the case of a joint application, the conditions will be deemed to be satisfied if they are met by either applicant, although this applicant must then continue to meet the ongoing conditions of the assistance.


5.8
The qualifying period ends on the date on which the Council acquires the property, and commences one year prior to one of the following:


i. the date of declaration of the Clearance Area; or


ii. the date of the making of the Compulsory Purchase Order, or


iii. the date of adoption of a master plan, Supplementary Planning Guidance document, Supplementary Planning Document or similar, which sets out that the dwelling is recommended to be demolished;


whichever is the sooner.


5.9
The acquisition date in this respect means the date of the notice to treat under section 5 of the Compulsory Purchase Act 1965, or the general vesting declaration under section 4 of the Compulsory Purchase (Vesting Declarations) Act 1981, or the agreement between the Council and the applicant.


5.10
General Conditions For Relocation Assistance

5.11
The application must be accompanied by an agreement from each owner of the dwelling and a form of consent from any person having an equitable interest in the dwelling giving authorisation to the assistance being given, together with a certificate confirming that the necessary owner’s interest has been obtained.  If the applicant’s property is registered, the Council will consult Land Registry records to confirm that the applicant has the necessary owner’s interest.  If the applicant’s property is not registered the Council will require the applicant’s solicitor to deduce title to the applicant’s property.  The Council may also require the applicant to sign an authorisation form giving consent for the Council or any of its relevant partner delivery agencies to contact their existing lender(s) if they have one in order to determine the outstanding debt against their existing property and establish the lender’s agreement to the scheme.


5.12
The application process will require the applicant to complete a declaration that they understand and agree to any obligations that they are placing themselves under.  In addition, any other owner, adult occupier, or any other person with either a legal or equitable interest in the property (save for any Mortgagee whose interest will cease upon the repayment of the existing loan) will be required to complete a declaration that they give their consent to the application, and that they understand the implications of giving such a consent.


5.13
Any application for assistance to move must be in writing and will specify the qualifying dwelling to which it relates, together with various particulars.  The qualifying dwelling means the property that the applicant is proposing to move to.


5.14
The Council will only make assistance to move available in respect of a dwelling that is deemed to be equivalent to the property that is being acquired in terms of property type and size, and is reasonably suitable, having regard to the housing needs of the applicant or member of his family who intends to live in the dwelling, and any other person who might reasonably be expected to reside with the applicant or that member of his family.


5.15
Applications will only be considered in respect of a qualifying dwelling which is located within the boundary of the Central Salford Housing Market Renewal Pathfinder Area if the applicant is being displaced from a property that is located within that area, and as a result of activity which is a direct consequence of Pathfinder activity
.


5.16
The Council must approve the choice of dwelling before any application for assistance can be approved, unless the application is in respect of a temporary decant.


5.17
Where the applicant has an existing mortgage on their original home, they must be able to obtain a mortgage over the new property which will allow the Council to advance any loan amount without contravening the provisions of any such mortgage, and which allows the Council to obtain sufficient security of charge on any loan amount advanced under the terms of the Policy.


5.18
The application must be accompanied by the following declarations:


5.18.1
That the applicant proposes to acquire an owner’s interest in the qualifying dwelling to which the application relates, which must be a Freehold interest or a leasehold interest with at least 70 years unexpired term remaining; and


5.18.2
That he will live in that dwelling as his only or main residence until the loan is repaid.  This period will be known as the condition period.


5.19
It is a condition of the assistance that until the loan is repaid the dwelling is occupied in accordance with the intention stated in the ownership certificate.


5.20
In order to monitor ongoing compliance with the conditions attached to Relocation Assistance, the Council may, from time to time, ask recipients of such assistance for information regarding the occupation of the replacement property.  Failure to provide this information may be viewed as an indication of a breach of conditions and lead to further action by the Council, ultimately resulting in the assistance being reclaimed in some cases.


5.21
In determining the amount of assistance that is to be paid, the Council will take advice on the reasonable market value of the dwelling.  If this value is lower than the applicant is paying in respect of the acquisition of the qualifying dwelling, this figure shall be used in determining the amount of assistance that will be made available.


5.22
Applicants will be required to seek independent legal and financial advice as a condition of their application for assistance, and the reasonable cost of obtaining such advice will be included in the fees and charges which are necessarily incurred or as a cost to be reimbursed as a disturbance claim.


5.23
The conditions will be set out in the legal charge entered into between the applicant and the Council or any partner or delivery agent administering the loan.


5.24
In the event of a breach of a condition, the whole of the loan shall become immediately repayable.


5.25
The conditions of this Policy shall be binding on any person who is for the time being an owner of the qualifying dwelling which is the subject of any assistance made under the terms of the Policy.


5.26
The amount of any assistance to move will not exceed the difference between the cost of acquiring the qualifying dwelling to which the application relates, and the amount that is to be paid by the local authority in respect of the acquisition of the applicant’s interest in the original dwelling.


5.27
Applicants will also be required to agree to invest all of their market value compensation and home loss payment into the acquisition of the qualifying dwelling as a condition of making an application for relocation assistance.


5.28
Applicants Ceasing to be Entitled to Relocation Assistance

5.29
If an applicant ceases to be entitled to assistance before the certified date (the date the applicant takes ownership of the qualifying dwelling), the Council will not pay any further instalments or amounts towards the cost of the assistance, and may demand that any instalment which has already been paid be repaid forthwith together with interest from the date on which it was paid until the date on which it is repaid.


5.30
Paragraph 5.29 shall not apply where an applicant has agreed to be temporarily decanted from the original dwelling into temporary accommodation provided or approved by the Council in order to assist the Council to bring about the demolition of the original dwelling, where this is deemed to be appropriate and necessary.  Such an exception shall be set out in writing to the applicant as part of the agreement setting out the terms and conditions that will apply to the granting of occupation in the temporary property, and shall specify the date by which the purchase of the qualifying dwelling must be completed.


5.31
In the cases of joint applications, all of the applicants must cease to be entitled before this requirement would come into effect.


5.32
Relocation Equity Loan

5.33
Where the amount of the market value compensation plus Home Loss payment is not sufficient to bridge an affordability gap that exists between the value of the original property to be acquired and the qualifying dwelling, a loan may be made available to unlock the additional equity that will be acquired through the acquisition of the qualifying dwelling.  The loan will be advanced as a proportion of the agreed value of the qualifying dwelling, and does not attract interest.  When the loan is repaid, the amount repayable will be calculated as a proportion of the market value of the qualifying dwelling at the time of the repayment.


5.34
The Council will determine the maximum amount of loan assistance that will be made available in respect of each application, taking into account all the relevant factors, and any locally determined maximum limits.


5.35
The loan will be awarded as a sum that remains payable until death of the applicant, the onward sale or transfer of the property, or such times as the applicant wishes to repay the loan.  In the event of any breach of conditions, the loan will become repayable immediately.


5.36
The loan will be registered as a legal charge, and the loan value will be calculated as a proportion of the agreed value of the qualifying dwelling.  Repayment of the loan will be by payment of the same percentage of the open market value of the property at the time the loan becomes payable.


5.37
For example, if the loan is 30% of the acquisition cost, then the applicant must repay 30% of the open market value at the time of sale or transfer. The Council will determine the open market value of the property at the time the loan becomes repayable. In the event of a dispute as to the open market value, the parties will appoint an independent valuer by agreement to ascertain the open market value at the time.  If there is still a dispute regarding the agreement of the open market value then the parties will refer the question of valuation to the President of the Royal Institute of Chartered Surveyors whose decision shall be binding on both parties.


5.38
The loan amount will be calculated in accordance with the following formula: 


L  = H - A - P


Key:


H
=
Cost of replacement home


A
=
Acquisition price paid for original home


P
= 
Home Loss Payment

L
=
Relocation Assistance Loan


R
=
Repayment


V
=
Value of the replacement home at time repayment is due


5.39
If the applicant intends to purchase a replacement property at a cost which is in excess of the maximum amount that the Council will make available, they will still be eligible for Relocation Assistance but the Council will not provide any assistance in relation to any amount over the maximum amount that it may determine.  The Council may refuse to offer a Relocation Equity Loan if it is satisfied that there is insufficient equity in the qualifying dwelling to provide a reasonable prospect of repayment of the Relocation Equity Loan or that suitable arrangements cannot be made so as to give sufficient priority to the charge securing the Relocation Equity Loan.


5.40
The Council will determine a local maximum total amount of assistance to be given, based on factors including the availability and value of replacement property for sale on the open market, and the value of any new build property being developed as replacement housing for the site that is being demolished.  Such local limits will be approved by Lead Member for Housing and will be reviewed from time to time as appropriate.


5.41
The repayment will be calculated in accordance with the following formula:


R = L X V/H


5.42
Where the amount to be repaid is less then the original value of the qualifying dwelling the Council may determine to reduce the amount repayable accordingly where it is satisfied that repayment of the whole amount would cause excessive hardship.


5.43
There will be no requirement for the repayment until sale or transfer of the property or death of the applicant, but the Council may require the applicant to provide information about their means at regular intervals throughout the duration of the loan.


5.44
The applicant can choose to repay the Relocation Assistance Loan at any time before the loan becomes repayable by reason of sale, transfer, death or breach of condition.


5.45
If the assisted person chooses to repay the loan within the first five years and at a time when the Relocation Equity Loan is not repayable due to sale, transfer, death or breach of condition, then the applicant will only be required to repay the original amount of the loan.


5.46
The charge has priority immediately after any legal charge securing an amount:


5.46.1
Advanced to the applicant by an approved lending institution for the purpose of enabling him to acquire the dwelling;


5.46.2
Advanced by way of further advance with the prior consent of the Council or its partner or delivery agent, who after having given consent would postpone the charge in favour of the further advance from the lending institution.


5.47.3
Advanced by way of additional charge from another approved lending institution.


5.48
But in any of these cases, such further advance or second charge must be for the benefit and improvement of the property so that the equity share due back to the Council, its partner or delivery agent will not be at risk of being decreased by the agreement to the charge.


5.49
Temporary Decants

5.50
In certain limited circumstances the Council may make an alternative property temporarily available to the applicant in order that they can be decanted from their original dwelling.  Such circumstances may include where possession of the property is required in order to bring about the prompt demolition of the original dwelling, or where an owner wishes to move into a new property on the redeveloped site, and the development has to be phased in order to achieve this.


5.51
The Council will determine whether this is necessary or appropriate, and may make it a condition of receiving Relocation Assistance.  If this is the case it will set this out in writing to the applicant, giving the relevant terms and conditions.


5.52
Where an applicant has agreed to be temporarily decanted from their original dwelling, they may occupy the temporary dwelling until such times as they take ownership of the qualifying dwelling.  In all cases, the Council shall specify, in writing, a timescale by which this must be completed.


5.53
If the Council determines that the applicant is no longer making reasonable endeavours to complete the purchase of the qualifying dwelling, and it is determined that it is no longer possible to complete the purchase within the timescale specified, the applicant will forfeit their entitlement to Relocation Assistance and will no longer be able to proceed with their application and may be required to relinquish possession of the temporary dwelling.


5.54
Homeswap 


5.55
Homeswap is a tool which facilitates the relocation of qualifying owner-occupiers to a replacement property which has been acquired and improved by the Council.


5.56
The Council may make Homeswap assistance available only in cases where it represents value for money compared to Relocation Loan assistance, and where it contributes to the strategic aims and objectives of the Council and its relevant partners in order to provide an additional solution for owner-occupiers displaced by proposed clearance or CPO activity.


5.57
Where the Council determines that it will make Homeswap assistance available it will acquire empty properties in areas close to the properties to be demolished and renovate them to a specific standard in order to then transfer them to qualifying homeowners.


5.58
The Council will only make Homeswap assistance available in respect of a dwelling that is deemed to be equivalent to the original property that is being acquired in terms of property type and size, and is reasonably suitable, having regard to the housing needs of the applicant or member of his family who intends to live in the dwelling, and any other person who might reasonably be expected to reside with the applicant or that member of his family.


5.59
It is required that:


5.59.1
The whole of the equity in the original dwelling after the payment of the outstanding mortgage is used towards the purchase of the Homeswap property; and


5.59.2
The enhanced value of the Homeswap property (being calculated by taking the value of the original property from the improved value of the Homeswap property) shall be registered as a legal charge to be repaid upon sale, death of the applicant or transfer of the property, or if any of the conditions are breached.


5.60
During the condition period the applicant must occupy the property as their only or main residence.  If this condition is breached the Council will demand repayment of the entire amount of the difference in the value of the original dwelling and the market value of the Homeswap property at the time when the breach occurs or the Council becomes aware of the breach.  The Council may take proceedings which could result in the sale of the property in order to repay the Council from the proceeds of sale.


5.61
The condition period will last until the applicant sells or transfers the property, or repays the amount of the charge.


5.62
If the applicant is unable to repay the necessary sum, or if the repayment would cause the loss of the applicant’s home in circumstances where a suitable alternative home could not be purchased by the assisted person the Council may waive the requirement to repay the sum, or take alternative appropriate steps to secure the relevant repayment at a later date.


CHAPTER 6


Adaptations Assistance


6.0
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


6.1
Mandatory Disabled Facilities Grant (DFG)

6.2
This is a mandatory grant set out in the relevant legislation, currently the Housing Grants, Construction and Regeneration Act 1996, as amended.  The provisions of such assistance have not been set out in the Policy, as they are laid down in statute.


6.3
The Policy makes provision for a number of additional forms of assistance which the Council may make available to persons who may be eligible to make an application for a mandatory DFG, or who may have recognised needs but are not eligible to receive mandatory DFG assistance.


6.4
In determining whether to make any such assistance available the Council will have regard to relevant government and other guidance, in particular considerations as to whether the proposed option and/or adaptation is reasonable and practicable, having regard to all of the circumstances of the case.


6.5
Relocation Assistance

6.6
The Council may make Relocation Equity Loans available for adaptations purposes where a referral for a Mandatory Disabled Facilities Grant has been provided by the Social Services Authority, and the Housing Authority are satisfied that it is not reasonable and practicable to provide the necessary adaptation at the applicant’s current property, or where it represents better value for money for the applicant to relocate to a more suitable property.  This will be determined by taking into account relevant Government and other guidance in determining the works to be necessary and appropriate.  Any other relevant government guidance will also be considered.


6.7
The terms and conditions as set out in Chapter 5 – Relocation Assistance will apply in respect to an application made for this purpose.


6.8
Where an application for Relocation Equity Loan for adaptations purposes is made, the qualifying dwelling must also be suitably adapted, or be capable of being suitably adapted, to meet the needs of the disabled person.


6.9
Alternative Accommodation

6.10
Where an applicant is unable to purchase an alternative property, or is not an owner-occupier, the Council may seek to secure alternative accommodation for the applicant through its strategic delivery partners, including its Registered Social Landlord (RSL) partners.  In such circumstances, the applicant may be eligible for a Disturbance Payment, as currently set out under the terms of the Land Compensation Act 1973.


6.11
Extent of Relocation Assistance

6.12
An application for relocation assistance may be made where an applicant’s existing property cannot be adapted to meet the needs of the person(s) with a disability.  The Council will be satisfied that this represents the most satisfactory course of action, taking account all of the relevant factors.


6.13
Any application must then be considered and approved by the Housing Review Panel to confirm that all suitable options have been considered and that this is the most suitable option to meet the needs of the applicant.


6.14
It is expected that where relocation assistance is awarded, the alternative property purchased should, as far as possible, meet the needs of the disabled person and minimise the amount of expenditure required in respect of any DFG or other forms of assistance that may be deemed necessary and appropriate.

6.15
Loans For Cost of Adaptations

6.16
Where an applicant requires an adaptation that costs in excess of the maximum mandatory DFG limit, the Council may make available Repayment and/or Appreciation Loans as set out in Chapter 4 – Home Improvements.  Whilst the loan would be given for a different purpose if it were to be awarded, the relevant terms and conditions set out in Chapter 4 would apply.


6.17
Discretionary Top Up Grant

6.18
Where a Mandatory Disabled Facilities Grant (DFG) is being approved, and the cost of the works exceed the legal maximum limit (currently £25,000) a Discretionary Top Up Grant may be awarded to top up the mandatory amount.


6.19
In making a Discretionary Disabled Facilities Grant available, the Council will have regard to any relevant government guidance concerning disabled adaptations.


6.20
The maximum amount of any Discretionary Top Up Grant will be £10,000, and all applications must be considered and reviewed by the Housing Review Panel.


6.21
The Council will review the maximum amount of Discretionary Top Up Grant that will be made available if the maximum limit for DFGs is amended.  Any amendment to the maximum amount of grant would be subject to approval from Lead Member for Housing in consultation with the relevant Scrutiny Committee, currently Environmental, Housing and Planning Scrutiny Committee.


CHAPTER 7


Block Improvement Assistance


7.0
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


7.1
The Council may make Block Improvement Assistance available where it can be demonstrated that a block of properties is detracting from the visual amenity of an area, and that external improvement of the block will provide a cost-effective means of improving the properties whilst bringing wider benefit to the neighbourhood.


7.2
This chapter sets out the provisions relating to Block Improvement Assistance, for the purposes of undertaking improvements to the exterior of a block of properties.


7.3
Each person with an owner’s interest in any property to be included in such a scheme would be required to give their consent to the works being carried out, and to confirm that they agree to any conditions that such consent places them under.


7.4
Any person who is a landlord will be required to be accredited under the Council’s Landlord Accreditation Scheme and/or comply with the provisions and requirements of any relevant Landlord Licensing Scheme, as appropriate.


7.5
Conditions

7.6
The Council may determine to attach conditions on repayment linked to any increase in the open market value of the properties that is at a rate over and above the average rate of house price growth in the neighbourhood.  This condition would be applied in recognition of the fact that the Council may be making significant investment in the wider neighbourhood that will bring about an improvement in the housing market as a whole.


7.7
Specifications 


7.8
Blocks to benefit from such schemes are identified through the completion of an assessment of the most satisfactory course of action with regard to the condition and expected future of the block of properties.  This determination will be made in accordance with relevant government and other guidance, and after the consideration of any other relevant information, including Neighbourhood Renewal Assessments and Housing Market Assessments.


7.9
Schedules of works for such schemes will be determined by the Council on a block-by-block basis, in consultation with residents and other organisations who may be able to provide advice.  In determining such a specification, the Council will have regard to the condition of the properties, local environmental issues and the likely visual impact of the scheme on the surrounding area.


7.10
Any relevant works will be limited to the following items:


· Brick-cleaning of front elevations, as necessary


· Painting of woodwork and ironwork, as necessary


· Renewal of rainwater goods, as necessary


7.11
The Council may determine not to carry out any of the above works if it is satisfied that to carry out the work would incur additional expenditure for the Council, or is not deemed necessary to contribute to the stabilisation or improvement of the housing market in the area, taking into account all of the relevant factors.


7.12
The Council may determine to include additional works over and above the approved works where it can be demonstrated that to do so would be relevant, taking account of factors including an assessment of the housing market in the area and the condition of the properties to be improved.


7.13
Such a determination will be made be Lead Member for Housing following a recommendation from the Housing Review Panel.


7.14
Where the Council uses its discretion to carry out such additional works it may require contributions from participating owners for works over and above the approved works set out at paragraph 7.10 above.  Where the Council makes such a determination this will form part of the terms and conditions for taking part in the scheme and will be detailed in the consent form.


CHAPTER 8


Theme Based Assistance

8.0
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


8.1
The Council may make a number of forms of assistance available to assist it to deliver wider strategic objectives and priorities.  In doing so, the Council will be satisfied that providing such assistance represents value for money and is the best way of delivering such priorities and objectives.


8.2
The forms of assistance which are provided for are:


· Energy Efficiency Assistance


· Empty Property Assistance


· Conversion Assistance


· HMO Assistance


· Security Assistance


· Environmental Improvements


The City Council will also make assistance available to facilitate delivery of specific initiatives that support particular strategic goals. The form and extent of such assistance will reflect the needs of the initiative being supported and be subject to the approval of the Lead Member for Housing.


8.3
Energy Efficiency Assistance


8.4
The Council may make small-scale assistance available to owner-occupiers and private tenants to improve the energy efficiency of their properties.


8.5
Such assistance will be made available in line with the provisions of the Council’s Affordable Warmth Scheme, and the Council will work in partnership with relevant partner agencies and organisations to fund and deliver the assistance.


8.6
Eligibility criteria will be determined on a scheme by scheme basis in consultation with the relevant partner agencies and organisations and will be made publicly available.


8.7
The relevant schemes may offer the following measures:


· Cavity wall insulation


· Loft Insulation (including pipe and cold water tank insulation)


· Hot water cylinder jackets


· High efficiency condensing boilers


8.8
The Council may also determine to make Home Improvement Assistance available to undertake energy efficiency improvements where an applicant does not meet necessary eligibility criteria for a relevant scheme, and where there is reasoned justification for doing so. 


8.9
Where such an application is made, the relevant conditions set out in Chapter 4 – Home Improvement Assistance will apply, and the forms of assistance specified in that Chapter may be made available.


8.10
The provision of such assistance will be available in line with the resources available through the Housing Capital Programme, taking into account the priorities for assistance at that time.


8.11
Empty Property Assistance


8.12
The Council may determine to make Home Improvement Assistance available in respect of empty properties where the following applies:


8.12.1
The property has been empty for a period of more than twelve months


8.12.2
The property is strategically important due to its location or potential use if it were to be brought back into use


8.12.3
To do so would be in line with and positively contribute to the Council’s adopted Empty Property Strategy


8.12.4
To do so would be in line with an positively contribute to the Council’s strategic aims, objectives and priorities


8.13
Where an application is made to facilitate the return of an empty property into use to accommodate tenants, the Council will require tenancy nomination rights.  In addition, the landlord would be required to become accredited under the Council’s Landlord Accreditation Scheme and/or any relevant Landlord Licensing Scheme.


8.14
Where an application for assistance is made, the relevant conditions set out in Chapter 4 – Home Improvement Assistance will apply, and the forms of assistance specified in that Chapter may be made available.

8.15
Conversion Assistance

8.16
The Council may determine to make Home Improvement Assistance to meet some or all of the cost of converting a property where the property is statutorily overcrowded, taking into account all of the housing needs of the applicant and members of his family who live in the dwelling and any person who might reasonably be expected to reside with the applicant or that member of his family.


8.17
Where such an application is made, the relevant conditions set out in Chapter 4 – Home Improvement Assistance will apply, and the forms of assistance specified in that chapter may be made available.


8.18
The provision of such assistance will be available in line with the resources available through the Housing Capital Programme, taking into account the priorities for assistance at that time.


8.19
HMO Assistance

8.20
The Council may determine to make Home Improvement Assistance available in respect of Houses in Multiple Occupation (HMOs) where the following applies:


8.20.1
The property is strategically important due to its location or potential use to accommodate priority clients


8.20.2
To do so would be in line with and positively contribute to the Council’s adopted strategies and policies


8.20.3
To do so would be in line with an positively contribute to the Council’s strategic aims, objectives and priorities


8.21
Where an application is made in respect of a HMO, the Council will require tenancy nomination rights.  In addition, the landlord would be required to become accredited under the Council’s Landlord Accreditation Scheme and/or any relevant Landlord Licensing Scheme.


8.22
Where an application for assistance is made, the relevant conditions set out in Chapter 4 – Home Improvement Assistance will apply, and the forms of assistance specified in that Chapter may be made available.

8.23
Security Assistance

8.24
The Council may make Security Assistance available to residents on a re-active and a pro-active basis.


8.25
The Council may make small-scale assistance available to owner-occupiers and private tenants to improve the security of their properties.


8.26
Such assistance will be made available in line with the priorities of the Council’s Crime and Disorder Reduction Strategy, and the Council will work in partnership with relevant partner agencies and organisations to fund and deliver the assistance.


8.27
Who Is Eligible

8.28
The scheme is available to homeowners who have been referred by the Greater Manchester Police as a victim of crime or repeat victim of crime.  In addition, the applicant must be either:- 


8.28.1
A member of a vulnerable group, or


8.28.2
Living in a designated crime “hotspot” area, as identified by the Salford Crime & Disorder Partnership


8.29
The scheme provides additional security measures to the homes of qualifying residents. 


8.30
The applicant is not required to make any contribution to the cost of the works, and no conditions are attached to the granting of such assistance.


8.31
In addition to work to improve the security of individual homes, other complementary physical and environmental interventions, such as alley gating schemes may be undertaken where appropriate. 


8.32
The assistance is made available to residents on a tiered basis, dependent upon the needs of the individual. For example, a person who is a repeat victim is much more likely than a first time victim of getting burgled again and therefore are offered more security.  The packages are also tailored to the individual, for example an elderly victim of a bogus caller will be offered a package aimed at preventing bogus callers rather than just a house alarm or additional locks.


8.33
In addition, the Council may make larger-scale works available on a pro-active basis.  Such schemes may include the following works:


· street lighting improvements


· alley gating


· fencing


· any other works deemed appropriate to the specific problems of an area


8.34
Such schemes will be made available in burglary hot-spots, which will be identified at the start of each financial year.

8.35
Environmental Improvements

8.36
The Council may make Environmental Improvement Assistance available where it can be demonstrated that small-scale environmental improvements will enhance the visual amenity of an area, and provide a cost-effective means of improving the environment whilst bringing wider benefit to the neighbourhood.


8.37
Each person with an owner’s interest in any property to be included in such a scheme would be required to give their consent to the works being carried out, and to confirm that they agree to any conditions that such consent places them under.


8.38
Any person who is a landlord will be required to be accredited under the Council’s Landlord Accreditation Scheme and/or comply with the provisions and requirements of any relevant Landlord Licensing Scheme, as appropriate.


CHAPTER 9


Additional Services for Vulnerable People

9.0
Home Improvement Agency Service

9.1
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


9.2
The council will work in partnership with the Home Improvement Agency which provides a service for vulnerable older/disabled/low income owner-occupiers and private rented tenants.


9.3
The service provides professional help and advice to people who wish to carry out repairs and improvements to their homes.  


9.4
Salford City Council Home Improvement Agency will work closely with a range of partners including Salford Handyperson Service, SML Homes Ltd, Social Services and Age Concern to ensure a quality service is provided.


9.5
Under the terms of this policy the Council may provide funds to the Home Improvement Agency to support the provision of the forms of assistance as outlined in Chapter 4 (Home Improvement Assistance).


9.6
An applicant will be an owner-occupier or a tenant with the responsibility to carry out repairs as part of their lease or rent agreement.


9.7
Council tenants or private sector tenants where the landlord is responsible for carrying out repairs are NOT eligible to apply for assistance.  However, they will receive support in securing appropriate action by their landlord. 


9.8
The applicant will be vulnerable, older/disabled or in receipt of a means tested benefit or will be subject to a test of resources.


9.9
The repair works which may be considered for assistance are:


· repairs to ensure property is wind and weather tight e.g. roof repairs, 


· defective windows and doors


· health and safety works e.g. electrical wiring, heating/hot water, structural defects to include boundary walls, uneven paths and steps


· replacement of defective basic amenities e.g. sinks, W.C’s


· dampness/timber rot and infestation


· security works e.g. gates, defective fencing 


9.10
The completed works will contribute towards the Decent Homes Standard.


9.11
Enquiries for the Home Improvement Assistance may be made to Salford City Council’s Home Improvement Agency.


9.12
Citywide Handypersons Service

9.13
The Council will make provision for a Handyperson Service to persons of any tenure who require small repairs or improvements to be carried out.


9.14
This service provides professional advice and assistance to residents who wish to carry out repairs and improvements to their homes, and will operate several types of client classification in determining cost and priority.


9.15
Priority work for priority clients

9.16
The following groups will be dealt with as priority clients and will be entitled to a range of Priority works at no cost to them.


· Clients over 65 and in receipt of a means tested benefit


· Suffering an illness or disability


· Low income families with a child under 5 years of age


9.17
Non-Priority Work for priority clients and Priority work for Non-Priority Clients

9.18
A subsidised tariff will be available to members where the principal householder is in receipt of one of the following.


Determination of low income


· Income support


· Housing Benefit


· Council Tax Benefit


· Income -based job seekers allowance


· Working Tax Credit


Assessment of Disability


· Disability Living Allowance


· Attendance Allowance


Political asylum


· Applicant is supported by NASS


9.19
Council tenants or private sector tenants where the landlord is responsible for carrying out repairs are NOT eligible to apply for assistance for the items covered under their landlord agreement. However, they will be referred to services that can support them in securing appropriate action by their landlord.


9.20
All other work will still be eligible.


9.21
All other groups can access the service at the standard charge.                                                                                                                                                                                                                                                                                                                                                                                                                                              


9.22
Type of works

9.23
Repair or improvement works may be carried out under the scheme covering the following broad areas, although it is not an inclusive list: Security Work, Safety Work, General Maintenance, Adaptations for Disabled People.


9.24
Range of works

9.25
Minor electrical work and plumbing, joinery, external house repairs, garden maintenance, painting and decorating will all be available through the scheme.


9.26
A specified list of Priority works will be available to people with specific vulnerabilities caused by age or disability or fitting the eligibility criteria, e.g. changing lightbulbs, to ensure their health and safety.  Discretion can be applied depending on specific circumstances and enquiries should be made of the service in these cases. No charge will be made to eligible clients for this work.


9.27
All applicants except those required to pay for eligible works will be required to pay for the cost of any materials to be used, and make a subsidised or standard payment towards the cost of labour. 


9.28
The Citywide Handyperson service will be administered in partnership between Salford City Council and the service provider agreed by contract. For the period 2006 to 2009 this will be Swinton Community Business, trading as “Helping Hands”.


9.29
If the works are more extensive than can reasonably be carried out under the scheme, or take a single handyperson more than 16 hours to complete, the applicant may be declined some or all works and supported to access more appropriate forms of assistance.

CHAPTER 10


Advice/Support and Signposting Services


10.1
The provisions contained within this chapter must be read in conjunction with the general provisions set out in Chapter 3.


10.2
Where the Council is unable to offer any alternative assistance, or where residents merely require advice in home maintenance, they will be able to access an advice service to assist them with matters such as employing a reliable tradesperson and planning and carrying out various repairs and maintenance items.


10.3
In addition, residents may be directed to a range of partner agencies including the Council’s Home Improvement Agency service and SML Homes Ltd, and any other relevant sources of information or help for further advice on possible alternative sources of assistance, where it is appropriate to do so.


CHAPTER 11


Complaints


11.1
The Council operates a Corporate Complaints Procedure that exists for receiving and processing complaints from members of the public in respect of all Council services.


11.2
Any complaint regarding the performance of one of the City Council’s partners in delivering the elements of this policy should be brought to the attention of that organisation in the first instance. Complaints about the performance of a partner will only be dealt with by the City Council where it is satisfied that the partner’s complaints procedures have already been exhausted.


11.3
Any complaints about the administration of this policy will be dealt with through the Corporate Procedure, in line with the provisions set out therein.


APPENDIX 1


Housing Health and Safety Rating System


The Housing Health and Safety Rating System (HHSRS) will replace the Housing Fitness Standard as the statutory minimum condition standard for housing.  The HHSRS will provide an evidence based assessment process which will enable Councils to more effectively address the hazards to health and safety within dwellings in their area.


The HHSRS:


· Is a means of identifying faults in dwellings, and of evaluating the potential effect of any faults on the health and safety of occupants, visitors, neighbours and passers-by.


· Grades the severity of any dangers present in a dwelling.


· Provides means of differentiating between dwellings posing a low risk to health and safety, and those posing a higher risk eg. imminent threat of serious injury or death.


· Concentrates on threats to health and safety, and is not concerned with quality, comfort and convenience.


· Can be applied in the assessment of housing design and conditions and to any age of property.


The principle is that a dwelling, including the structure, the means of access, any associated outbuildings and garden, yard and/or other amenity space should provide a safe and healthy environment for the occupants and any visitors.


APPENDIX 2


Decent Homes Standard


The current decent homes target was set out in 2002 and states:


‘by 2010, to bring all social housing into decent condition, with most of the improvement taking place in deprived areas, and increase the proportion of private housing in decent condition occupied by vulnerable groups.’


A decent home is one which is wind and weather tight, warm and has modern facilities.  It meets the following four criteria:


It meets the current statutory minimum standard for housing


· Currently the Housing Fitness Standard, but will become the Housing Health and Safety Rating System from April 2006


It is in a reasonable state of repair


· Would fail if:


· One or more of the key building components are old and, because of their condition, need replacing or major repair; or


· Two or more of the other building components are old and, because of their condition, need replacing or major repair.


It has reasonably modern facilities and services


· Would fail if lack three or more of the following:


· A reasonably modern kitchen (20 years old or less)


· A kitchen with adequate space & layout


· A reasonably modern bathroom (30 years old or less)


· An appropriately located bathroom and wc


· Adequate insulation against external noise (where external noise is a problem)


· Adequate size and layout of common areas for blocks of flats


It provides a reasonable degree of thermal comfort.


· The dwelling must have both effective insulation and efficient heating.


Vulnerable households have been defined as those on the principal income or disability related benefits.  This includes the new range of tax credits and broadly follows the eligibility criteria for Warm Front Grants.


APPENDIX 3


Housing Market Renewal Pathfinder Boundaries
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� The current minimum condition standard is the Housing Health and Safety Rating Standard (HHSRS).  Information on the HHSRS can be found at Appendix 1.



� The Housing Review Panel will review and assess applications for assistance which fall outside of the scope of the policy and cases of hardship and will make recommendations to the Lead Member for Housing.



� The Decent Homes Standard is defined at Appendix 2.



� The boundary of the Central Salford Housing Market Renewal Pathfinder Area is shown at Appendix 3.
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