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1
PURPOSE

1.1
To keep Housing Committee informed of current progress in relation to housing stock transfer and to seek permission from Housing Committee to negotiate with Vicinity on a selection of sites for affordable housing.

1.2
Relevance to the Council’s ambitions and priorities

· Council Ambitions – To match the supply of homes in our area with identified housing need and to make peoples’ lives safer and healthier. 

· Community Objectives – Housing.

· Other Considerations – To meet the Decent Homes Standard by 2010 and to meet identified tenants’ aspirations. 

2
BACKGROUND

2.1
In July 2006 following a lengthy options appraisal, the Council made the unanimous decision to apply for a place on the Housing Transfer Programme 2006.  The timescale for completion of transfer for successful applicants on the programme is March 2008.  

2.2
The Government placed Ribble Valley on the reserve list with guarantee of a place once issues in respect of a negative valuation had been resolved.  In October 2006 Ribble Valley commenced the process of selecting its partner RSL (Registered Social Landlord).  Ribble Valley is not large enough to become a stand alone RSL but members, tenants and officers were keen to set up an independent subsidiary of a larger group.  This option would maintain local autonomy but with the considerable benefits of being part of a larger group.  

2.4
Following an intensive selection process that included:

· two written submissions;

· presentation and interview;

· study visits;

· best and final offer stage.


The partner selection steering group recommended to the Council on 6 March 2007 that the Vicinity Group should be the chosen partner.  This recommendation was endorsed by the Council.  

2.5
Following on from their selection officers of the Council, elected Members, tenants and consultants have been working closely with Vicinity on the transfer process.  

2.6
In order to meet the March 2008 deadline a substantial amount of work must be completed within a tight timescale.  Detailed in 3 and 4 below is current progress and issues arising.

3.
UPDATE

3.1 
One of the key pieces of work required was to set up the shadow board of the new organisation and agree a name for the new housing association, should there be a positive ballot.  In consultation with elected Members and tenants it was initially agreed to set up a board of 15 (5 tenants, 5 Council, 5 independents).  It is a requirement of the Housing Corporation that one third of the Board must be independent.  Following a recruitment and selection process it was agreed to reduce the Board to 12, but still maintain the four/four/four ratio.  Eleven of these Board places have now been filled and are detailed below.  


Florence Bennett, Ira Wilkinson, Joan Knight, Laura Quinton. (Tenants).


Councillors Alan Knox, Joyce Holgate, Margaret Sutcliffe, Peter Ainsworth. (Council nominees).


Steve Richards, Nina Worrell, Sally Little, Vacant post. (Independents).


The Shadow Board also agreed the name for the new organisation would be Ribble Valley Homes and a logo for marketing purposes (detailed at Appendix A) was also agreed.  

3.2
Other decisions taken by the Shadow Board include:

· 
process for formulating the offer document to tenants;

· approval of communications materials;

· approval of opening of a transfer shop, show house and show trailer.

3.3
The essential works for the next four to five months is informal and formal consultation with tenants leading up to the ballot in Autumn 2007.  The informal consultation will include:

· transfer shop/Mylo, King Lane, Clitheroe;

· show house – 26 Seedall Avenue, Clitheroe;

· trailer – all estates and sheltered schemes;

· door knocking (see Appendix B for initial feed back).

· newsletter/leaflets;

· meetings;

· one to ones.

3.4

The formal consultation period will commence only when the Council is confident that tenants are fully informed, and once the offer document has been agreed by the Council.  It is important to remember that it is the Council’s offer to tenants as it is a Council decision to consider transfer of the stock.  The offer document is crucial as this will be the basis on which tenants are balloted.  The offer document will include a list of promises to tenants, explanation of their rights and a copy of the proposed tenancy agreement.  It is essential that this document reflects the needs and aspirations of tenants within the financial constraints of the Ribble Valley Homes Business Plan.  In other words the Shadow Board of Ribble Valley Homes needs to be confident that the offer document is deliverable.  

3.5
The formal consultation period which is prescribed by the Government is detailed below:

· 
Delivery of formal offer document and accompanying DVD to tenants;

· Stage 1 commences – 28 day formal consultation period on offer document.  At the end of this period comments from tenants influence any changes to the offer document.  Where the Authority proposes to change the terms of the offer following Stage 1, the revised terms must be clearly set out in the Stage 2 Notice.  

· Stage 2 – this requires the Local Authority to describe any significant changes in the proposal, gives tenants the opportunity to voice any objections to the Secretary of State within 28 days minimum.  This Notice must also draw attention to the fact that the Secretary of State will not give his consent to a transfer if it appears to him that the majority of tenants are opposed to it.  

· The ballot will commence immediately after the Stage 2 Notice and will last for 28 days.  The ballot will be a postal vote run by the Electoral Reform Society in which all tenants receive a vote.  

3.6
During the informal consultation period numerous other items of work are being undertaken by Vicinity and by the Council to prepare for the potential transfer.  These include:

· Housing Corporation registration;

· development of policies and procedures for the new organisation;

· land conveyance;

· stock condition validation;

· environmental desktop study;

· restructuring of Council post transfer.  (This is particularly important in relation to strategic housing services.  See Appendix C for details of previous report to Housing Committee).

4
ISSUES

4.1
In determining the final valuation of the housing revenue account stock, the Council must take a decision about various assets/land it may wish to retain post transfer.  A working group led by the Director of Development Services, Stewart Bailey, held a series of meetings to consider the preferred option for land that could either be retained by the Council or released to Vicinity/Ribble Valley Homes as part of the transfer.  There are a number of pieces of land varying in size and used for a variety of purposes that are held by the Housing Committee.  The Group looked at over 100 such sites and identified 15 for detailed consideration.  CMT considered these sites and decided that 10 of them should be retained by the Council for one of the following reasons:

(i)

They had a potential development value that needed detailed assessment before a final decision could be made on their preferred future use. (Details of these sites will be available at Committee on 7 June 07).

(ii)
They made a crucial contribution to local amenity that release would not be in the public interest unless Covenants could be placed on the land.  

(iii)
They did not relate to any nearby housing to be transferred. 

4.2
In relation to (i) above, it was further agreed by CMT, subject to a discussion at the Asset Management Group, to seek approval from Housing Committee to negotiate with Vicinity, our preferred partner, regarding the sale of these sites outside of the transfer agreement.  The sale price for the land if permission is granted would be determined by the District Valuer and the land would be utilised for the provision of affordable housing.  It is important an early decision is taken on this matter to ensure that these sites can be included in the Housing Corporation bidding round for 2008/2011 which closes in October 07 for grant purposes.  

5



RISK ASSESSMENT

5.1
The approval of this report may have the following implications
· Resources – previous members of the Council will be aware that, as part of our negotiations with prospective partners, it was a requirement that they pick up the Council’s set up costs in respect of the transfer.  Vicinity have agreed to pay the Council’s costs post selection, pre selection costs detailed at Appendix D have been paid by the housing revenue account.

· Technical, Environmental and Legal – all currently required expertise has been appointed, however there is a requirement to undertake an environmental desk top study and this has not yet been commissioned.  It will need to be undertaken immediately after ballot.
· Political – the debate to date illustrates that there is a significant political element to any decisions made in relation to transfer.

· Reputation – transfer process needs to be robust and transparent to ensure the reputation of the Council is protected.  

6.
CONCLUSION

6.1
Work on the stock transfer is progressing quickly with the Shadow Board, tenants, officers and Vicinity working in partnership with our consultants.

7
RECOMMENDED THAT COMMITTEE
7.1
 Note the contents of the report.

7.2
Approve the recommendation in respect of land/assets detailed at 4.2.

Director of Community Services 

For further information please ask for Christine Grimshaw

, extension 4469.

07060703

CG/JS
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