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1.
PURPOSE

1.1
To secure the approval of the Council for the draft offer document, outlining to tenants the package of proposals that will be implemented if tenants vote to transfer the Council’s housing stock to Ribble Valley Homes.

1.2
To delegate authority for any final amendments to the offer document to Housing Committee so that publication deadlines can be met.

1.3
Relevance to the Council’s Ambitions & Priorities:

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

· Community Objectives - Housing

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

2.
BACKGROUND

2.1
In July 2006 following a lengthy options appraisal process the Council made the decision to apply for a place on the Housing Stock Transfer Programme 2006.  This timescale for completion of transfer for successful applications on the programme is March 2008.  The Government placed Ribble Valley on the reserve list with a guarantee of a place once issues in respect of a negative valuation had been resolved.  In October 2006 the Council commenced the process of selecting a partner Registered Social Landlord (RSL).  This is because the Ribble Valley housing stock is not big enough to support a stand-alone RSL.  Members, tenants and officers determined that the best option for Ribble Valley would be to set up an independent subsidiary of a larger group.

2.2
Following an extensive selection process the Vicinity Group was chosen as the Council’s preferred partner.

2.3
A Shadow Board has been set up for the new organisation, made up of 4 tenants, 4 independent members and 4 Council nominees (Councillors Holgate, M Sutcliffe, Ainsworth and Knox).

3.
ISSUES

3.1
If the transfer deadline of March 2008 is to be met, the ballot of tenants must take place by October this year.  Before tenants can be expected to vote, the Council has a duty to make sure that they have been given every opportunity to make an informed decision.


Informal consultation has already begun by

· newsletters/leaflets

· meetings

· one-to-ones

· door knocking

3.2
The transfer shop has been opened on King Lane, Clitheroe and a show house will be available to view at 26 Seedall Avenue, Clitheroe.  A trailer will visit our estates and sheltered schemes to give out information and to record tenants’ views.

3.2
However, the final consultation is crucial and this can only begin when the Council is confident that tenants are fully informed and once the offer document has been agreed by the Council.

3.3
Because the Council has taken the decision to transfer the stock, this is a formal representation of the Council’s offer to tenants.  In explaining the basis for the Council’s decision, the document will include a list of promises to tenants (especially regarding rents, repairs and improvements), an explanation of their rights and a copy of the proposed tenancy agreement.

3.4
The shadow board must be satisfied that the promises can be delivered within the financial constraints of the Ribble Valley Homes business plan.

3.5
The final consultation period – prescribed by the Government – includes:

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

· Stage 1 – 28 day formal consultation period on the offer document.  At the end of this period, comments from tenants may lead to amendments to the offer document.  If the Council proposed 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 Council to describe any significant changes in the proposal and gives tenants the opportunity to make any objections to the Secretary of State.  This notice must also explain 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
A working group of 4 councillors has met to consider the progress of stock transfer but the offer document is still evolving.  Consequently, this meeting is asked to consider the draft offer document (attached) and members of the working group may wish to comment.

3.7
It is proposed then that Housing Committee, at their meeting on 26th July 2007 approve the final Tenants Offer document.

4.
RISK ASSESSMENT

4.1
The approval of this report may have the following implications.

· Resources – previous members of the Council will be aware that, as part of or 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 the 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.

5.
RECOMMENDED THAT COMMITTEE

5.1
Consider and, where appropriate, comment on the draft Tenants Offer document.

5.2
Confirm that Housing Committee should approve the final Tenants Offer Document at their meeting on 26th July 2007.

JOHN C HEAP

DIRECTOR OF COMMUNITY SERVICES

Background Papers - None 

For further information please contact John Heap on 01200 414461.
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