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Summary

Section 1

The Housing Transfer Proposal

Summary:

· The Council is consulting you about a possible transfer of its homes to Ribble Valley Homes, a new, local, not for profit housing organisation.

· The transfer would mean:

More investment in homes;

· £ 18 Million invested in homes in the next five years;

· Homes brought up to the Ribble Valley Standard – the standard you have said you want for your home;

· Additional affordable homes for local people.

More investment in neighbourhoods;

· Garden fencing and new car parking;

· Remodelling of sheltered schemes in consultation with tenants;

· Services delivered in your neighbourhood.
More investment in services;

· Improved repairs service offering appointments and 24 hour emergency call out service;

· Estate Supervisors undertaking a range of duties across estates and sheltered schemes;

· Provision of locally based community facilities.
· Rents the same as they would be with the Council.

· Security of tenure protected.

· You would deal with the same staff.

· The Council would not be able to provide the same level of service in the future as it does now.
· Transfer can only go ahead if a majority of tenants vote in favour.

Why Transfer?- The Housing Transfer Proposal

Summary

Ribble Valley Borough Council is proposing to transfer the ownership and management of all its homes to Ribble Valley Homes; a new, not for profit housing organisation, which would be set up with the support of the Council if tenants vote in favour of transfer.

Ribble Valley Homes would be part of the Vicinity Housing Group. Vicinity are based in the North West, and have over 40 years experience in the provision of affordable housing. Ribble Valley Homes would be locally accountable to its own Board which will include its tenants.

This is the formal offer document which gives you details of the Councils proposals and outlines the promises the Council are making to you should the transfer go ahead.

The Council believes the transfer will bring real benefits to you and is the only way to provide better homes, better neighbourhoods and better services. What’s more, it won’t cost you any extra in rent or other charges than staying with the Council: put simply, the transfer will provide a better deal for you. But it is for you to decide whether this should happen. The transfer can only go ahead if you, the tenants, have indicated your support in a secret ballot, with a majority of those voting saying ‘ yes’.

The postal ballot of all Council tenants is to be held in the Autumn of 2007         

Why is the Council asking you to consider this change?

It has always been the Council’s aim to provide good quality, well managed and well maintained homes at an affordable rent – now and in the future. Indeed it has taken pride in the past in the services it has provided. But it has become increasingly difficult for the council to maintain those high standards.

In 2005 the Council commissioned a survey of our properties to look at their condition and assess how much extra investment  was needed. This survey was validated in Summer 2007.

This survey has revealed that:

· In total, over £65 million would need to be spent on necessary improvements to homes over a thirty year period.

· £18 million of improvements are required in the first 5 years to bring homes up to the standards tenants expect and deserve;

· To meet the high local demand, there is a need for an additional 200 affordable rented homes in the borough over the next 5 years;

This confirms what you have told us.  You want to see more investment in your homes, more investment in your neighbourhood and more investment in the services you receive.
The Council has talked to tenants about the standard of homes they want to live in, and has looked at the future housing needs in the Borough. Together with tenants we have agreed the ‘Ribble Valley Standard.’

The Council does not have now, and is unlikely to have in the future, enough money to pay for the improvements required or to fund the much needed new affordable housing. The reasons for this include:

· This year the Council will have to pay over £500,000 of your rent money to the Government. This is unlikely to change in the future;

· Current Government finance rules mean that the Council is not able to borrow enough money to pay for the programme of improvements needed;

· The Council loses properties each year through the Right to Buy sales. This reduces the money it has to repair and improve its homes each year.

The decision to propose transfer was made following a thorough assessment of all options available to the Council. This process took a period of over 2 years and involved over 20 tenants on the Options Appraisal Working Group who, together with 7 Councillors, were actively involved throughout the process. These tenants and Councillors were supported throughout by Council staff and independent experts and advisors. In July 2006 it was a unanimous decision of the Council to support the recommendation of the Group to transfer.          

What are the key benefits of transfer?

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

· Ownership of the homes by a new, local, not for profit housing organisation (Ribble Valley Homes)
· £18 million spent on tenants’ homes within 5 years of the transfer

· Rents and other charges remaining the same as the Council would charge

· Neighbourhood improvements (such as garden fencing and car parking) being provided
· Increased tenant involvement opportunities and a direct say in running the service with 4 tenant members on the Board of Ribble Valley Homes
· Improvements in the way that services are delivered particularly in relation to repairs, warden services and anti-social behaviour

· Upgrading of sheltered accommodation in consultation with tenants to ensure it meets the needs and aspirations of tenants.

· Improving the community alarm and warden call system to benefit elderly/vulnerable tenants.

· The protection of key tenant rights and entitlements in a new tenancy agreement. This ensures that tenants keep all the rights they currently enjoy. The proposed new tenancy agreement, which has been drawn up in consultation with tenants, is set out in section 10 of this document. 

· Provision of a gardener/ handyperson scheme for sheltered tenants 

About Ribble Valley Homes

Ribble Valley Homes would be a new housing organisation, set up with the support of the Council. It would be local and not for profit, which means any surpluses it makes would be ploughed back into housing services and to pay for improvements to your home and neighbourhoods.

Ribble Valley Homes would mainly employ the same people who currently work for Ribble Valley Housing Services, so you would deal with the same housing staff, Sheltered Scheme Co-ordinators and Maintenance Officers that you do now.

Ribble Valley Homes will be registered with the Housing Corporation, the government agency responsible for regulating registered social landlords.

Ribble Valley Homes would be part of the Vicinity Housing Group. This means they would both be able to benefit from the economies of scale their partnership brings, so that more money could be spent on improving services to you.

More information about Vicinity Housing Group can be found in section 7 of this document.  

What happens if the transfer does not go ahead?

If the transfer does not go ahead you would remain a tenant of the Council. The Council would do its best to deliver a good service, but would not have as much money to spend as Ribble Valley Homes.

This means that the Council would not be able to keep providing the same standards of service to you. It would have to look at the times for responding to repairs, its other staffing costs, and would have to consider cutting back on housing services.

The Council would not be able to provide the additional services Ribble Valley Homes would be able to.

The Council would certainly not be able to invest as much money in your homes as Ribble Valley Homes can. Our current estimates show that the Council would be able to invest only £6.5 million in your homes in the next 5 years. This is £11.5 Million less than Ribble Valley Homes.

This means there would be a new reduced programme of new kitchens and new bathrooms. There would be no off-street parking provision. There would be no programme of fencing to properties and no improvements to sheltered housing accommodation.

Whether the transfer goes ahead or not, the rent and any other charges you pay would be the same. Under current Government rules, both the Council and Ribble Valley Homes would be required to charge the same rents for similar sized properties by 2012. 

In effect if the transfer does not go ahead you would be paying the same for less          

Why would Ribble Valley Homes be in a better financial position than the Council

Ribble Valley Homes would be in a better position to repair and improve homes and provide better services because:

· It is not restricted in what it can borrow in the same way as the Council. It would be able to pay back the money it borrows over a period of 30 years using rents to fund the repayments

· Every pound of rent money received could be spent on the housing service. It would not have to pay any rent money to the Government

How is the price that Ribble Valley Homes would pay for the homes calculated? 

Ribble Valley Homes would not pay the Council anything for the homes.  This is because the homes have to be valued using a Government formula which takes into account:

· Homes being kept available for rent at affordable levels.

· Tenants keeping their security of tenure.

· Rents payable by tenants over a 30year period.

· The costs of managing and improving the homes over a 30year period.

· The cost of carrying out the promises in this document.

This valuation is worked out very differently from the value of individual homes sold on the open market, or to tenants under the Right to Buy. The calculation means that the Council's homes may have a negative value once the investment required for improvement is taken into account.  If your home is transferred, Vicinity Housing Group will ensure that there are sufficient resources in place to fund the improvement and investment programme of £65m within the Ribble Valley Homes’ business plan.  Ribble Valley Homes would borrow necessary funds to pay for the repairs and improvements, from reputable lenders such as banks and building societies.  Loans are usually taken out for a period of 25 - 30 years and repaid with rental income, which is allowed for in Ribble Valley Homes' 30 year business plan.  
What would the Council’s role be after transfer?

If the transfer goes ahead, the Council would no longer be your landlord but would work in partnership with Ribble Valley Homes.

However, the Council would:

· Monitor Ribble Valley Homes to check that it carries out the promises in this document.  The promises would be part of a legally binding contract between the Council and Ribble Valley Homes.

· Have responsibility for assessing future housing needs and condition in the Borough and plan how to meet these;

· Continue to have a strategic housing role, to ensure that all housing organisations work together to meet the housing needs of the Borough

· Have responsibility for ensuring there is a comprehensive homelessness and housing advice service in the Borough

· Make sure that Ribble Valley Homes carries on letting homes to local people in need.

· Nominate four people (who could be Councillors) to be Board Members of Ribble Valley Homes.

· Process housing benefit applications.

· Continue to provide other non-housing services, such as refuse collection, environmental health and planning.

The role of tenants in developing these proposals.

Since the start of this process the Council has made sure that tenants have been fully involved. The first step was the Options Appraisal, where a working group of tenants and Councillors supported by independent experts, advisors and council staff considered the options for the Council. The tenants made up a majority of this working group, which recommended that transfer would be in the best interests of tenants.

To ensure that tenants’ views have been fully considered the Council has:

· Consulted with the Ribble Valley Tenants Group;

· Undertaken a number of tenant surveys; 

· Held meetings across the borough;

· Included tenant representatives on all groups;

· Appointed an Independent Tenant Advisor (Rukhsana Nabi – Indigo)

· Issued Newsletters and provided a freephone service to receive comments and feedback

· Opened a shop in Clitheroe for tenants to drop in and look at the type of improvements they can expect and ask any questions they may have.

· Undertaken door-knocking of all tenants to identify any concerns directly.

· Opened a showhouse to demonstrate the type of improvements on offer and receive feedback

· Visited outlying rural villages with a trailer showing the improvements to be expected and address any concerns raised.

The Independent Tenant Advisors Indigo were appointed by a group of tenants to give advice to all tenants throughout the process of the proposed housing transfer. They are completely independent, and represent the interests of tenants. Their contact details are to be found at the end of this section.

The role of tenants in this consultation 

The Council is committed to an open and detailed consultation process with its secure tenants and you have a major role to play. The Council has to follow strict rules set down by Government in holding this consultation.

The Council will consider any comments you make on the proposal set out in this document. There is a card to help you make any comments attached to the back cover. Please send your comments to reach the Council by ???????

All views received and any comments you make will be carefully considered by the Council. Only then will the Council decide whether or not it intends to proceed with a  ballot of all its secure tenants and it will write to you with their decision.

Once the Council has considered the comments you make , it will write to you to let you know whether or not it intends to proceed with a ballot.

If a ballot does take place, the Council will let you know when it will be held. You can still send any objections to the Secretary of State for Housing. All the relevant contact details are listed in section 9

If a ballot is held each secure tenant will receive a ballot paper in the post every tenant receives a vote. It is very important for every tenant to use his or her vote. If you feel that someone in your household should be entitled to a vote, but has not received an Offer Document, please contact the Council on the freephone  0800 195 2422  

The ballot will be a secret postal ballot held over a four week period. The ballot will be conducted by an independent organisation, Electoral Reform Services. The Secretary of State for Housing will only agree to the transfer if satisfied that a majority of tenants are not opposed to it. This means the transfer will not go ahead unless a majority of the tenants participating in the ballot, vote in favour of the proposal. 

Where can I get more information?

There are a number of ways in which you can get more information. You can

· Call the Council’s freephone helpline on 0800 195 2422 

· Call your Independent Tenant Advisor on 07775642650

· Visit the transfer shop on King Lane Clitheroe and the showhouse at 26 Seedall Avenue Clitheroe 

· Look out for the exhibition trailer coming to your neighbourhood. 

Section 2

Repairs and  Improvements to Your Home and Providing New Homes

Section 3

Service Improvements

Summary

Ribble Valley Homes would:

· Appoint Estate Supervisors to undertake a range of duties across estates and Sheltered Schemes

· Provide more opportunities for tenants to get involved in the service

· Introduce new customer care standards

· Introduce a compensation scheme if we don’t meet our standards*?£
· Maintain a customer accessible office in Clitheroe Town Centre

· Provide a free repairs service, offering appointments, and a dedicated free phone repairs reporting number*?£
· Develop locally based community facilities.

· Introduce a 24 hour Emergency Repairs Service

*?£ - Note for Anne – check business plan

Section 3

Service Improvements

1 What service improvements would Ribble Valley Homes introduce?

Ribble Valley Homes would introduce the following new services within the first year after transfer:

· Appoint Estate Supervisors to work across sheltered schemes and estates.

· Provide a menu of opportunities for tenants to get involved;

· Introduce new, improved , customer care standards;

· Provide choice in the colour of floor tiles in kitchens and bathrooms, and in the colour of kitchen fittings; tenants to be involved in agreeing the range of choices made available. 

· Start work in developing locally based community facilities; (£450,000 a year for 5 years available for these initiatives)

· Work with the Council to consider introduction of Choice Based Lettings.

· Introduce realistic decorating   allowances following major improvement or modernisation works.

· Introduce a decorating allowance voucher scheme.

· Introduce a dedicated repairs reporting line

· Introduce an appointment system for all repairs except in case of emergencies.
· Introduce a 24 hour Emergency Repairs Service with maximum 6 hour response time
· Introduce improved response times across all repair categories
· Introduce Tenant Inspectors

· Improvements to grounds maintenance services (to include cut and collect service) 

· Work in partnership with existing agencies to provide dedicated welfare rights service to meet demand.

· Facilitate home contents insurance scheme for tenants at a reasonable cost

· Communal Satellite dishes for schemes with more than 8 units

2 Who would provide the service?

Following transfer, you would continue to deal with the same experienced and committed staff you see now. Ribble Valley Homes   would ensure that these staff are well trained and supported in delivering services to you.

Ribble Valley Homes

 would, as a minimum, maintain existing levels of housing management services. This includes:

· Maintaining a customer accessible office in Clitheroe  town centre, open 8.45 am to 5.00pm, Monday to Friday;

· Employing a Scheme Coordinator for each sheltered scheme;

· Providing support to tenants and residents groups;

· Providing a range of ways to pay your rent;

· Continue with named Housing Officers who are responsible for the delivery of all housing services in your area 

As set out elsewhere, in this section and other parts of this document, Ribble Valley Homes would look to develop new and improved services above this minimum standard.

3 Tackling anti-social behaviour

Ribble Valley Homes believes that every tenant has the right to live peacefully in their home, without having to suffer or fear anti-social behaviour or harassment in their home or neighbourhood.

The vast majority of tenants and residents cause no problems, and are excellent neighbours. The minority who do behave anti-socially can cause misery for those who live around them, and Ribble Valley Homes would work hard to deal with this minority.

Ribble Valley Homes would work closely with the Council and the police to tackle anti-social behaviour, providing support to victims, and working with perpetrators to modify their behaviour where possible.

Ribble Valley Homes could use the full range of remedies at their disposal to tackle anti-social behaviour, depending on the circumstances of each case, including:

· Specialist Staff - Officers trained in dealing with anti social behaviour, supported by specialist agencies will identify the most appropriate solutions after taking into consideration all the relevant circumstances 

· Specialist Equipment – Ribble Valley Homes would ensure that their Officers are provided with the latest equipment. This would include cameras, camcorders, CCTV, recording equipment, noise monitoring equipment and mobile phones.

· Home visits – to enable tenants to discuss any problems in their own home;

· Mediation Service – Ribble Valley Homes would work with a partner to provide a free, confidential, independent mediation service. Many disputes can be resolved amicably through the use of trained, skilled mediators.

· Acceptable Behaviour Contracts – these agreements would be signed by the perpetrator of nuisance, as a pledge that they would modify their behaviour.

· Injunctions – these can be used, following application to the court, to stop an unacceptable activity or to make someone do something.

· Anti-Social Behaviour Orders – Ribble Valley Homes in conjunction with the police and the Council, could apply to the court  for an order. These orders can be used to curb anti-social behaviour, and to stop individuals going to specified places.

· Demotion of tenancy – Ribble Valley Homes could apply to court to have someone’s tenancy demoted if they have been causing nuisance and annoyance to neighbours. A demoted tenancy means that the tenant would lose some of their rights, making it easier for Ribble Valley Homes to take possession of their home if their anti-social behaviour continues. 

· Notice of seeking possession – in the most serious cases, where work to prevent and stop anti-social behaviour has not been successful, Ribble Valley Homes would serve a notice seeking possession, which is the first stage in re-possessing a tenants home. The notice would set out quite clearly how the tenant had broken the terms of the Tenancy Agreement.

· Possession Action – if the anti-social behaviour continues, Ribble Valley Homes would take the next step and apply to the court for a possession order. The court would listen to both sides, and decide if the tenant’s actions were serious enough to grant a possession order.

· Eviction – if all other remedies have failed, and the tenant still continues to behave in an anti-social manner, the court may grant Ribble Valley Homes a possession order, and the tenant would lose their home. Tenants who have become homeless because they have behaved anti-socially may be considered by the Council to have made themselves homeless intentionally, and are therefore unlikely to be re-housed.

4 What would Ribble Valley Homes do to prevent anti-social behaviour?

Ribble Valley Homes recognises that preventing anti-social behaviour is just as important as responding in the right way if it occurs. Ribble Valley Homes would adopt a range of measures to prevent anti-social behaviour.   These measures include:

· The Starter Tenancies last twelve months, and during this time Ribble Valley Homes would monitor how the tenancy is conducted. If the tenancy is not conducted in a satisfactory manner, a Starter Tenancy could be extended for a further 6 months. Starter Tenancies also allow for quicker and easier legal action to be taken to re-possess a property. If the tenancy has been conducted satisfactorily, the tenancy would be made into an Assured Tenancy;

· Explaining to all new tenants how serious Ribble Valley Homes take anti-social behaviour, and the measures that may be taken to prevent it;

· Assessing the support needs of new tenants, and if appropriate making referrals to the Ribble Valley Floating Support Services or other agencies;

· Visiting all new tenants within 6 weeks of the start of the tenancy to check they have settled in and there are no problems;

· Giving clear and practical advice on how tenants can help to tackle anti-social behaviour;

· Working with partners to provide opportunities for young people to learn new skills and make new friends, with activities organised on evenings, weekends, and during the school holidays;

· Taking account of the needs of the community, as well as the individual applicant, when letting homes, with the use of local lettings policies in some areas;

· Providing enhanced security in neighbourhoods, through fencing to the front and rear of properties and creation of hardstandings were appropriate;

· Working with the Council, Youth Services and the police to co-ordinate activities.

5 How would Ribble Valley Homes deliver and improve the repairs service?

Ribble Valley Homes would provide a free, customer focused repairs and maintenance service. 

You would still deal with the same staff you see and trust now. Ribble Valley Homes would develop partnership arrangements with local, skilled contractors who would deliver a 1st class service to tenants that would be closely monitored.

Ribble Valley Homes would improve on the current high standard provided by the Council. The Council cannot guarantee to maintain its existing standards. The minimum standard you could expect with Ribble valley Homes is; 

	Repairs category
	Target Time

	Emergency

e.g. Burst pipes;

Total loss of power;

Major gas leak Priority 1: Urgent
e.g. Unsafe electrical fitting;

Total loss of water or gas supply.


	8 hours

	Priority 2: Non-urgent

e.g. Partial loss of electrical power;

Partial loss of water supply;

Blocked sink or bath;

Leaking roof.
	3 working days

	Priority 3: Routine

Non-urgent repairs


	10 working days

(AM or PM appointments offered where access is required)


Ribble Valley Homes believes that providing an excellent repairs service means more than how quickly well we respond. It’s also about how we respond, and the quality of work that is done. Ribble valley Homes would:

· Provide a free phone repairs reporting phone number, putting you straight through to skilled operatives who will take all the details of your repair;

· Provide emergency assistance 24 hours a day, every day of the year;

· Offer appointments for all routine repairs. Consider including appointments in the evening and Saturday mornings if required by enough tenants for this to be cost effective;

· Ensure all its Contractors carry identity badges;

· Aim to complete your repair in one visit;

· Provide opportunities for you to comment each time a repair is done to your home. (Prepaid  satisfaction card)

6 How would Ribble Valley Homes deliver services locally?

Ribble Valley Homes would continue with Housing Officers, who would be responsible for co-ordinating all the services Ribble Valley Homes provide in your area. 

Ribble Valley Homes would let you know who the Housing Officer was for your area. The Housing Officer would:

· Provide an initial contact point for new tenants;

· Deliver frontline services including allocations, arrears collection, general estate management and investigation of antisocial behaviour complaints

· Carry out regular neighbourhood ‘walkabouts’ with tenant representatives
· Manage the work of the Estate Supervisor (see below for more information);

· Support and work with the local tenants and residents groups;

· Liaise with the Council, Police and other agencies on their activities in the neighbourhood;

· Be responsible for ensuring that neighbourhoods are well maintained and kept clean and tidy;

· Assist in co-ordinating the major improvement works in the neighbourhood;

7 Estate Supervisors

Ribble Valley Homes would introduce an Estate Supervisor scheme within the first twelve months after transfer.

The Estate Supervisor would:

· Carry out minor day to day repairs;

· Ensure that any land owned by Ribble Valley Homes was well maintained;

· Help to ensure that neighbourhoods are kept clean, tidy and safe;

· Ensure tenants look after their own gardens, and provide help and support as necessary;

· Help new tenants to settle into their new home;

· Provide  Gardener/Handy-person service to tenants in sheltered schemes.

· Clean communal areas to blocks of flats

The Estate Supervisor service would 

Cover the whole of the Ribble Valley area with one supervisor covering Clitheroe and the adjoining villages of Waddington, Chatburn and Grindleton. The second supervisor would be based in Longridge but would spend half of the week undertaking work in the remaining rural villages including Whalley, Sabden, Mellor and Chipping

8 Tenant Participation and involvement

Ribble Valley Homes would put tenants at the heart of everything it does.  It would provide a menu of opportunities for tenants to get involved, depending on the time you can spare, and any areas of interest you may have.

Ribble Valley Homes would work in partnership with the Ribble Valley Tenants Association to expand the ways in which tenants are able to influence decisions at all levels.

 Some of the ways Ribble Valley Homes would do this include:

· Having four tenants on the Board (out of twelve seats in all). The four tenants would be chosen by tenants;

· Having an annual tenant participation budget, and dedicated tenant participation staff;


· Setting an annual tenant training budget, and provide dedicated training packs for tenants;

· Establish a Tenants Investment Group, which would review the budget for Ribble Valley Homes each year;

· Holding an annual Tenants Conference;

· Supporting RVTA and working pro-actively to set up new groups;

· Funding and supporting the production of a tenants newsletter, edited by tenants, for tenants;

· Reporting annually on performance, both against the promises set out in this document, and against performance standards agreed with tenants.

9 Customer Care Standards

Ribble Valley Homes would set out to deliver the best possible service to all its customers. It would:

· Introduce a Tenants’ Charter;


· Agree clear customer care standards with tenants, and publish them;

· Pay compensation to individual tenants affected if we fail to meet our service standards;

· Report annually on performance against those standards;

· Establish a Comments, Compliments and Complaints Scheme;

· Join the Housing Ombudsman Scheme, to ensure tenants are able to approach to the Housing Ombudsman if Ribble Valley Homes is not able to deal with their complaint satisfactorily.

10 Membership of Ribble Valley Homes
Ribble Valley Homes would be accountable to its tenants in the way it manages it homes and runs its housing service. As already mentioned, this would be achieved in part by having tenants make up a third of the Board.

Ribble Valley Homes would like to go further than that, and provide an opportunity for all tenants to become more involved by enabling them to  become members of Ribble Valley Homes

As a member of Ribble Valley Homes you would be able to attend Annual General Meetings, and receive the Board’s reports and accounts. You would also be entitled to vote on important items, such as proposals to change the constitution of Ribble Valley Homes or the appointment of independent board members or of auditors.

Ribble Valley Homes would have an open membership policy, which means that any tenant or leaseholder could become a member.

Section 4

Sheltered Housing and Services for Older People and Those With Disabilities

Summary

Ribble Valley Homes would:

· Employ Scheme Managers for each sheltered scheme;

· Ensure the provision of a community alarm scheme in partnership with other housing providers;

· Set up Estate Supervisors to work across all sheltered schemes;

· Aim to provide access to a community facility for those sheltered schemes which do not currently benefit from one;

· Invest up to £2.5 million pounds in upgrading sheltered schemes in consultation with tenants;

· Set a budget of £50,000 a year for disabled adaptations.(Is there potential to offer more than this)

· Introduce modern call monitoring equipment so that tenants can take advantage of new technology to make it safer for them to continue to live independently. 

Section 4

Sheltered Housing and Services for Older People and Those With Disabilities

1 What would happen to the sheltered housing service?

The Council currently provides a range of services to older people, via the provision of sheltered housing. 

Over 600 of the homes that would transfer to Ribble Valley Homes are sheltered, and benefit from the services of a Scheme Co-ordinator.

The Scheme Co-ordinators would automatically be employed by Ribble Valley Homes if the transfer goes ahead. There would be a seamless transition of the service to Ribble Valley Homes.

Ribble Valley Homes would, as a minimum, maintain your existing services, without any disruption. They would;

· Continue to provide Scheme Co-ordinators;

· Continue to ensure provision of a community alarm service via our housing partners;

· Continue to provide amenities such as laundries and common rooms where they are currently provided;

· Continue to provide daily contact with sheltered scheme residents (Monday to Friday);

· Continue to make sure that lettings to sheltered housing schemes are appropriate to each scheme.

The Council could not guarantee to maintain all these services if the transfer does not go ahead.

2 Improvements to Sheltered Housing

As well as maintaining the existing levels of service, Ribble Valley Homes would introduce new and additional services. They would:

· Set up an Estate Supervisor service for all our sheltered tenants. They would keep gardens clean and tidy, and do small jobs around the house;

· Make £2.5 million available within the first ten years after transfer to invest in the improvement of sheltered schemes to reflect tenants wishes and requirements. 

· Develop community facilities in consultation with tenants. (£450,000 a year available for these schemes in first 5 years) and some of this cold be used for sheltered tenants. 

· Aim to provide access to a community facility for those sheltered schemes which do not currently benefit from one. 
· Paint the communal areas in each sheltered scheme;

· Provide access to digital TV in each sheltered block scheme;

· Introduce a  cut and collect service for grounds maintenance;

· Set up an older peoples forum;

· Invest in modem call monitoring equipment to ensure tenants can access the most up to date technology

· Provide internet access within each sheltered scheme, and training on the use of computers.

3 Services to older people & those with disabilities

Ribble Valley Homes knows how important it is to provide homes that meet the needs of all our tenants, especially older tenants and the disabled. Adapting properties to meet changing requirements is important in promoting independence, and helping people to carry on living in their home.

Ribble Valley Homes would:

· Pay for a dedicated Occupational Therapist, to reduce waiting times for an assessment; (waiting times are a big deal in RV for OT assessments do you think the Business Plan would support paying for some dedicated OT time. If so this would be a double winner as would reduce time for other private sector clients waiting for OT visits I would suggest  wouldn’t need to look at much more than 2 days a month)
· Fast track minor adaptations, such as fitting handrails and lever taps;

· Aim to carry out all adaptations within 13 weeks of receiving the recommendation from the Occupational Therapist;

· Provide a budget of £50,000 for disabled adaptations each year, for the first five years after transfer.(Any scope for increasing this)

4 Improvements to homes and services

Tenants in sheltered housing would also benefit from the range of other improvements that Ribble Valley Homes would provide. 

This would include:

· Bringing homes up to the Ribble Valley Standard;

· A free repairs service. Appointments would be offered, except in the case of emergency;

· The introduction of new service standards, with a compensation scheme if those standards aren’t met;

· Providing more opportunities for tenants to become involved in how the organisation is run. 

More information about these, and other, improvements, can be found in sections 2 and 3 of this document.

Would I have to pay more?

No. As with all the promises set out in this document, the service improvements for sheltered tenants have been included in the business plan for Ribble Valley Homes.

You would not have to pay any extra rent for these services, over and above the annual rent and service charge increase for all tenants, as explained in Section 5 of this document.

Section 5

The Rent and Other Charges That You Would Pay

Summary

· Ribble Valley Homes would charge you the same rent at the point of transfer as the Council would.

· Rent increases would be calculated using the same formula each year, as they are with the Council.

· You would only have one rent rise a year, just like with the Council.

· You would still be entitled to claim Housing Benefit, just like with the Council.

· Tenants would be consulted on additional ways to pay rent.

· Ribble Valley Homes would have a fair policy for dealing with rent arrears.

· After transfer, Ribble Valley Homes would continue the Council's practice of offering 4 'rent free' weeks a year.

What would happen to rents?


Government guidance states that by 2012 all social landlords should charge the same rents for similar properties in similar locations – the ‘target rent’.  This applies nationally to all councils and to all social landlords irrespective of whether a transfer takes place.  

If transfer goes ahead in Ribble Valley, at the time of transfer, each tenant would pay the same rent to Ribble Valley Homes as they would be paying to the Council.

Rent levels would be reviewed once a year in time to implement any changes in April, just as they are with the Council.  This review would be subject to the Government’s rent policy, which states that rises should follow a set formula.  This formula limits increases to Retail Price Index (RPI) plus 0.5%, plus no more than £2.00 per week (based on a 52 week rent year) until target rent is reached.  After a 'target rent' is reached, the Government’s policy is that rents should not increase by more than RPI plus 0.5% each year.  
Rents can also be above target rent , and in this instance rents levels would be held until they catch up with inflationary increases.

What is the impact on rents?

If RPI is 2.5%, the rent that you would pay after the first rent increase with Ribble Valley Homes, for a home with a weekly rent of £50.00 would be £51.50.  This would be exactly the same rent as you would pay the Council, and assumes that the £50.00 is already at the target rent level.  This increase for RPI + ½% can be adjusted by £2.00 per week over a full 52 week year.  In Ribble Valley however, where many tenants’ rents are collected over 48 weeks rather than the full 52 weeks, this adjustment would actually amount to £2.17 per rent collection week.

Ribble Valley Homes would be committed to keeping rents affordable, and the Housing Corporation would ensure that they do this. 

At Target Rent

[image: image1.emf]50.00

51.50

56.28

54.64

53.05

43.00

44.00

45.00

46.00

47.00

48.00

49.00

50.00

51.00

52.00

53.00

54.00

55.00

56.00

57.00

2007/08 2008/09 2009/10 20010/11 2011/12

Financial Year

Weekly Rent (£)

At Target Rent


Below Target Rent

[image: image2.emf]56.28

45.00

48.52

56.28

54.64

53.05

51.50

50.00

52.15

43.00

44.00

45.00

46.00

47.00

48.00

49.00

50.00

51.00

52.00

53.00

54.00

55.00

56.00

57.00

2007/08 2008/09 2009/10 20010/11 2011/12

Financial Year

Weekly Rent (£)

At Target Rent Below Target Rent


Above Target Rent

[image: image3.emf]56.28 56.28

50.00

51.50

53.05

54.64

55.00 55.00 55.00

55.00

43.00

44.00

45.00

46.00

47.00

48.00

49.00

50.00

51.00

52.00

53.00

54.00

55.00

56.00

57.00

2007/08 2008/09 2009/10 20010/11 2011/12

Financial Year

Weekly Rent (£)

At Target Rent Above Target Rent 


 

Remember:

Ribble Valley Homes plans to invest £18 million in the homes over the first 5 years after transfer.  Even though the Council’s rent increases would be set using the same formula, the Council projects that it would only be able to invest about £6.5 million over the same 5 year period.  This is because councils operate within different financial rules.

What rents would new tenants pay?
New tenants are people who are not secure tenants of the Council at the time of transfer, who move into their home for the first time after the date of transfer.  Ribble Valley Homes plans to charge all new tenants the target rent for their home from the start of their tenancy, plus any service charge that is applicable. Ribble Valley Borough Council operates this same policy currently It would also plan to limit their future increases in line with Government policy.

Supporting People Grant

At present, some tenants receive visits from wardens and have an alarm call system fitted in their property.  Since April 2003 the costs of providing these services have been dealt with under the Government’s Supporting People Grant rules.  These rules would apply to Ribble Valley Homes just as they do to the Council.  They would not change as a result of the transfer.  Ribble Valley Homes would continue these services and would look to improve them after transfer.

(See Section 4 – Warden Service, Sheltered and Supported Housing for more details).

Some tenants may receive other kinds of housing related support, and again this would continue after transfer.  Ribble Valley Homes would honour any transitional protection that tenants may receive, whilst they remain tenants of Ribble Valley Homes, or until such time that a full review of charging for support services is undertaken.  Any such review would also be undertaken by the Council if the transfer does not go ahead.

What about Housing Benefit?

Transfer would not affect your entitlement to claim Housing Benefit.
The Council would still be responsible for assessing claims and making payments.  Applications would still be made to Ribble Valley District Council, and the Council would make payments and be able to give advice to people.  However, Ribble Valley Homes would also have trained staff who would be able to help tenants claim Housing Benefit, and deal with problems. (see service improvements)

What about rent arrears?

Your rent will pay for your housing services and the investment in your homes.  Ribble Valley Homes believes that it is not fair to those tenants who do  pay their rent on time, to allow a minority not to do so.  However, it also realises that some tenants do sometimes have financial difficulties through no fault of their own.  As a responsible social landlord, Ribble Valley Homes would adopt a ‘firm, but fair’ policy towards rent arrears.

Ribble Valley Homes would make personal contact with tenants who are in arrears, and try to work out a reasonable way for the arrears to be paid off.  Staff would be trained in arrears management and benefits, so that they could give advice and support to tenants who are in genuine difficulty.

As a last step, Ribble Valley Homes, like Ribble Valley Borough Council, could take court action to end a tenancy.  This would only normally be done when a tenant has ignored an agreement to pay off arrears without any good reason.

If the transfer goes ahead, any tenant who owes rent to Ribble Valley District Council, would then owe that rent to Ribble Valley Homes

(See Section 10 – (Proposed Tenancy Agreement for more details).

What would happen to service charges?

Ribble Valley District Council’s service charges are currently partly pooled, which means that every tenant contributes to the cost of some services, whether or not they receive them.  Government policy aims to ensure that only those tenants who receive services pay for them.

The Government has said that all social landlords (including Councils and Housing Associations) must separate out the charges for services supplied to tenants.  These charges would be shown separately from the weekly rent.  These are called service charges, and cover such things as:

· Cleaning services.

· Internal communal heating and lighting.

· Grounds and garden maintenance.

Ribble Valley Borough Council has not yet fully separated out these charges from your rent.

Ribble Valley Homes would have to identify these charges, and pass the cost onto the tenants who benefit from the services.  It is important to note that Ribble Valley Borough Council would be faced with making the same changes.  Ribble Valley Homes would consult with tenants who may be affected by these changes.    

Service charges are subject to Government guidance which currently states that annual increases should be no more than inflation plus 0.5%.  Ribble Valley Homes would not make a surplus from the service charges that it applies, and would only cover the cost of the service that it provides.  

Service charge increases would occur once a year (unless a new service is introduced) and would usually occur at the same time as increases in rent.  

Ribble Valley Homes would consult with tenants as to whether there are any new services that they would wish to see introduced.

What methods could you use to pay your rent?

After transfer you would still be able to pay your rent in the same ways as Ribble Valley Borough Council.  These are:

· Payment by post ( cheques only)

· Payment at local offices (cash, cheques, debit or credit card)
· Housing Benefit Direct

· Payment at Post Offices (cash, cheques or debit card)  (Ribble Valley Homes will pay the Post Office charges for this service) 
· Any Payzone outlet

· Any Epay outlet

· Standing Order

· Payment by Telephone (debit or credit card)
· Payment by debit or credit card

· Internet payments

· Direct Debit.

· Payment by text messaging
Tenants have been at the forefront of suggesting new ways for tenants to pay their rents, and Ribble Valley Homes would continue to work with tenants to identify new and more convenient payment methods as they become available.

What about paying rent for a garage?

Tenants who rent a garage would still pay a weekly rent to Ribble Valley Homes, as they do currently with Ribble Valley Borough Council.  
What about the current 4 'rent free' weeks?

Ribble Valley Homes would continue to set charges and collect rents over 48       weeks as the Council currently does.  This would mean that after transfer Ribble Valley Homes, like the Council, would continue with the current 4 'rent free' weeks for tenants who are not in arrears.  

Section 6 - Your Rights

Summary

· The Key Rights in your tenancy agreement would match, as closely as possible, the key rights that you have as a Council tenant.

· If you are entitled to buy your home now, you would still be able to do so after transfer.  You would also continue to be entitled to the same discounts.  This is called the Preserved Right to Buy.

· The Tenancy Agreement would allow the same people to take over a tenancy when a tenant dies, and this succession right would be improved to give some tenants an extra right of succession.

· You would gain one extra right.  The right not to have your tenancy agreement changed (except for rent and service charges) without your individual consent.
1 Your rights after transfer

As a tenant of Ribble Valley Homes you would become an "Assured Tenant" rather than a "Secure Tenant" which is the status you currently have as a tenant of the Council. Both kinds of tenancies give you the protection to remain in your home provided you keep to the terms of your Tenancy Agreement.

2 How would the transfer affect my rights?

As a Secure Tenant of the Council you have rights that are laid down in statute (the Housing Act 1985).  The law governing the rights of Assured Tenants is in different statute (the Housing Act 1988) and is not so extensive; but Ribble Valley Homes would give you equivalent rights in your new Tenancy Agreement.  They would then become contractual rights. 

This would mean that your rights would match as far as possible, your existing Council tenancy rights (with the exception of the Right to Manage, as explained below) and would be fully protected.  You would also acquire some new rights.

The table below compares the rights that Secure Tenants have now with the Council, with those that you would have with Ribble Valley Homes if the transfer goes ahead.  

	The Rights
	Ribble Valley Borough Council
	Ribble Valley Homes

	The Right to Buy your home with a discount
	(
	( (called the Preserved Right to Buy

	The Right of Succession (the ability to pass on your home)
	(
	(

	An additional Right of Succession
	X
	(???

	The Right to Transfer and Exchange
	(
	(

	The Right to Sub-Let or take in lodgers
	(
	(

	The Right to Repair
	(
	(

	The Right to carry out Improvements and receive Compensation
	(
	(

	The Right to be Consulted
	(
	(

	The Right to Information
	(
	(

	The Right to Manage
	(
	*No but see below

	The Right not to have your Tenancy Agreement changed (except for rent and service charges) without your individual consent
	X
	(

	The Right to Acquire (see next page)
	X
	(

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


The rights you would gain after transfer

After transfer you would gain some important new rights. These are:

· The right not to have the terms of your tenancy agreement changed without your consent (except in relation to rents and charges);

· A further right of succession if you have previously succeeded to your tenancy whilst the Council was the landlord;

· An alternative Right To Buy scheme called the Right To Acquire.

The right you would lose after transfer

The only right which transferring tenants would not keep is the statutory Right to Manage, but Ribble Valley Homes would be keen to work with tenants’ groups to increase their involvement in the management of their homes.  The Right to Manage provides tenants, acting collectively, to take on the responsibility for managing local authority properties.  No tenant of the Council has ever exercised this right.  

3 How would my rights  be protected?

If the transfer goes ahead, all tenants would be asked to sign a new tenancy agreement, an example of which is in Section XX of this document.

This tenancy agreement would incorporate your preserved Right To Buy (if your property is eligible for Right To Buy), and the new contractual rights.

It has been drafted following consultation with tenant representatives and Indigo (your Independent Tenant Advisers).

The new tenancy would take immediate effect from the date of transfer, and it would not be possible for Ribble Valley Homes to change it without your written consent. This is an important additional right that you do not have as a Council tenant.

4 Would I still be able to buy my home?

Preserved Right to Buy

Tenants who transfer to Ribble Valley Homes and who currently have the Right to Buy with the Council would have what is known as the "Preserved Right to Buy" with Ribble Valley Homes.  This entitles current tenants with the Right to Buy to purchase their home from Ribble Valley Homes with a discount on the sale price under similar rules to those which apply to tenants now. 

As now, some properties such as sheltered housing, would be excluded from the "Preserved Right to Buy" scheme.
Tenants housed by Ribble Valley Homes after the date of transfer would not have the Preserved Right to Buy, but would have the Right to Acquire.

What happens to discounts?

Any discount that you have built up would transfer with you, and would continue to increase while you are a tenant of Ribble Valley Homes.

What is the maximum discount and cost floor

Under current rules, if you buy your home under the Right to Buy or Preserved Right to Buy, the amount you pay is decided by using a set formula.  The purchase price is determined by the market value of the property less your discount (based on years as a Council or Registered Social Landlord tenant).  With the Council the maximum discount, fixed by the Government, is currently £26,000.  The same limit would apply if you transfer to Ribble Valley Homes and use your Preserved Right to Buy in the future.  This is subject, however, to something called the cost floor.  The cost floor is the minimum price that you could pay for your home even if your discount would take the price below this amount.

If the transfer goes ahead, the cost floor would be the total amount spent by Ribble Valley Homes on carrying out any works (including improvements) to your home and its designated garage or parking area if there is one.  It also takes into account the cost of works to provide or improve your communal facilities, fees paid by your landlord for professional advisors and administrative costs (although these administrative costs are capped).

The cost floor is most relevant where a landlord has recently spent a large amount of money improving the property and its associated facilities (for example a property’s garage) or where large amounts of money have been spent on repairs and maintenance.

There are three main differences in the way that the cost floor would be worked out by Ribble Valley Homes compared to how it is calculated now with Ribble Valley Borough Council:

· Ribble Valley Homes would be able to take into account all costs incurred during the 15 years prior to your application to buy (the Council can only take into account costs in the 10 years before your application).  This takes account of the fact that Ribble Valley Homes would operate under a different financial regime from the Council.  The 15 year period starts at the point of the housing transfer.

· Ribble Valley Homes would be able to include in the cost floor, the cost of the catch up repair works which would be carried out to tenants’ homes, even if these costs have not actually been incurred at the time of your application to buy.  This is because the cost of the repair work has been allowed for in calculating the value of the home.

· The range of expenses included in the cost floor is broader with Ribble Valley Homes, because the cost floor legislation recognises that some housing needs extra repair and improvement works, and so the costs of running the housing services are higher.

In some cases the effects of these changes may reduce the amount of your discount, but for the majority of tenants, it is likely that the new cost floor will have little or no effect.

Right to Acquire

This is a similar right to the Right to Buy.  Tenants of Ribble Valley Homes, including existing tenants transferring from the Council, would be able to buy their home under the new Right to Acquire scheme as long as certain tests are met. These include having spent at least two years as a public sector tenant, and living in a self-contained flat or house, which is your only or main home. Tenants in designated sheltered accommodation would not have the Right to Acquire.

This scheme is based on a grant towards the cost of your home, rather than a discount and is normally less generous than the Preserved Right to Buy Scheme. The maximum grant for homes in Ribble Valley is £9,000. You cannot combine both the Right to Acquire and the Right to Buy.
5 Would I still be able to pass on my home? 

Yes. As is the case now, the new tenancy agreement would allow for the tenancy to be passed on (succession) when the tenant dies. As with the Council a tenant’s home could only be passed on once.

If the transfer goes ahead, all tenants would start again with a right of succession, even if this right had already been used as a tenant of the Council. 

6 Would I still be able to move to another home or exchange tenancies?

Yes. Ribble Valley Homes would aim to make best use of its housing by assisting with transfers and exchanges both within its homes and with other landlords. 

If you transfer to another property owned by Ribble Valley Homes you would keep all your rights, including the Preserved Right to Buy, unless you moved into a property which is excluded from the scheme, such as sheltered housing. 

Ribble Valley Homes would participate in the Housing Organisation Mobility and Exchange Scheme (HOMES) and the HOMESWAP scheme which helps people to move to Council or Registered Social Landlord homes outside the area.

Would tenants still be able to sublet their homes?

Yes.  You would be in the same position with Ribble Valley Homes as Secure Tenants of Ribble Valley Borough Council.  You would be able to sublet part of your home, with Ribble Valley Homes’ permission, or take in lodgers.

Would Ribble Valley Homes have more rights to go to Court to obtain possession of tenants’ homes?

No.  Ribble Valley Homes would not use any of the additional grounds for eviction available under an Assured Tenancy, to make sure that your rights to live in your home match as closely as possible to those that you have now with Ribble Valley Borough Council. 

Would tenants still gave a right to have repairs carried out?

Yes. Tenants would have the same rights to have repairs carried out with Ribble Valley Homes as they do with the Council. If Ribble Valley Homes failed to carry out certain types of repairs for which they are responsible, within specified time limits, you could require them to appoint another contractor to do the repairs. If that contractor also fails to do the repairs within a specified time limit you would have the right to compensation. Details of these rights will be included in your Tenancy Agreement and Tenants’ Handbook.

Would Ribble Valley Homes consult tenants in the same way?

Yes, and Ribble Valley Homes would be looking to significantly improve consultation and involvement, see section X. The Housing Corporation would also require Ribble Valley Homes to consult with, and provide information to, its’ tenants, as if you were secure tenants.
What about new tenants coming in after transfer?

New tenants, that is those people who are not tenants of Ribble Valley Borough Council at the time of the transfer, but join Ribble Valley Homes later, would have an Assured Shorthold Tenancy, called a Starter Tenancy, for the first year.  It is an added protection against anti-social behaviour.  

Providing that new tenants complete this probationary period satisfactorily, they would become Assured (non-shorthold) tenants of Ribble Valley Homes.  If new tenants do not keep to their conditions of tenancy during this period, then Ribble Valley Homes could end their tenancy.

Section 7

More Information About Ribble Valley Homes

Section 7

About Ribble Valley Homes

Summary

· Ribble Valley Homes would be a Registered Social Landlord and would not distribute any surplus but would instead use them in running its housing business.

· Ribble Valley Homes would be registered with the Housing Corporation, the organisation established by the Government responsible for the regulation of all Registered Social Landlords.

· Ribble Valley Homes would have a legal contract with the Council to help ensure promises contained within this Offer Document are kept.

· Ribble Valley Homes would be based in Ribble Valley and would be run by a Board of Management made up equally of Tenants, Council representatives and independent people chosen for their specialist skills and expertise.

· After transfer, Ribble Valley Homes would employ existing staff to provide the day to day services together with additional staff or contractors where required.

· The Council and tenants in Ribble Valley, supported partnering with an existing RSL Housing Group.  Vicinity Housing Group Limited was the chosen partner, because of its experience and track record in service delivery.

What type of organisation is Ribble Valley Homes?

Ribble Valley Homes is an Industrial and Provident Society registered with charitable rules.  It is a not for profit organisation which means that any surplus would be put back into its housing and providing services to tenants - no dividends could be paid out.

If tenants vote in favour of the transfer – Ribble Valley Homes would be a Registered Social Landlord (housing association) which is an organisation that provides affordable rented housing to people in housing need, and is registered with the Housing Corporation.  Ribble Valley Homes has been set up with the help of the Council specifically to take a transfer of the Council’s homes if tenants vote in favour of transfer.  It has been set up for the benefit of tenants now and in the future, and the money raised through rents would go towards providing the kind of services tenants expect.

Ribble Valley Homes:

· Would be run by a Board of four tenants, four people nominated by the Council and four independent people

· Would be registered with the Housing Corporation, a Government appointed body set up to regulate all Registered Social Landlords.

· Would be based in Ribble Valley.

Ribble Valley Homes would also be registered with charitable rules.  One advantage of charitable status is that less tax would be paid, which would allow Ribble Valley Homes to make best use of its income for the benefit of the people it will house.

As a charitable organisation Ribble Valley Homes would be limited as to who it could house and the activities that it would be allowed to carry out.  It would not be able to:

· 
carry out extensive commercial activities

· 
provide services to other outside organisations which are not charities

· 
provide commercial rented accommodation. 

If Ribble Valley Homes did want to carry out these activities in the future it would have to consider setting up a non-charitable subsidiary or use the services available within the Vicinity Housing Group.

Ribble Valley Homes mission

Ribble Valley Homes’ main purpose would be to provide and manage affordable homes in Ribble Valley for people who need them.

Ribble Valley Homes has adopted the following aim:

To be:

"A caring organisation committed to quality services, affordable homes and working together to build confident communities"

"Building confidence, delivering quality"

Vicinity Housing Group

After considering all the options and consulting with tenants, Ribble Valley Borough Council endorsed the recommendation of the Stock Transfer Selection Panel to transfer its stock to a newly created Registered Social Landlord - Ribble Valley Homes, but also to be part of an existing group of RSLs. The panel which included Councillors, tenants (advised by PWC and Indigo) together with Council Staff identified Vicinity Housing Group Limited as the preferred partner.

Why Vicinity Housing  Group Ltd as a partner?

Vicinity Group is a long established RSL with over 40 years experience, and has  other organisations within the group who have joined as a result of stock transfer.

Vicinity therefore has the experience to manage the process required to enable Ribble Valley Homes to exist as a new RSL. Vicinity would organise all set up arrangements in terms of business infrastructure and required resources, including finance. This will ensure that the shadow board of Ribble Valley Homes can focus on the future service delivery.  Vicinity Housing Group have no intention of taking a place on the Board of Ribble Valley Homes, however, Ribble Valley Homes could have representation on the Vicinity parent board and would contribute to the wider strategic agenda of the Vicinity Group.

The selection panel were confident that Vicinity’s experience in key service areas such as repairs, asset management, elderly people services, tackling anti social behaviour and community regeneration would assist Ribble Valley Homes in delivering service improvements and the proposed investment programme.

The Housing Corporation had also given Vicinity four “green lights” in its annual assessment, for the way its business is arranged, governed, and for its viability and development progress.                 

Why be part of a Housing Group?   

During the consultation process tenants had made it clear that they wanted localised 

housing services provided by a locally based organisation, hence the decision to establish Ribble Valley Homes.

However it was recognised that to allow Ribble Valley Homes to concentrate its efforts on delivering improved housing services and the investment programme, there would be benefits from partnering with an existing RSL.  Joining an established group was the preferred option.

Joining the Vicinity Group will bring expertise to Ribble Valley Homes in areas such as regulation and governance.  In addition through the provision of central services such as finance, IT, human resources, communication, business assurance and procurement, all subsidiaries in the group benefit from economies of scale and efficiencies.  Joint investment in staff development and business processes, would produce further efficiencies and allow for increased investment in services and homes.

This structure would give the support Ribble Valley Homes needs to allow it to concentrate on what tenants have told us are important, improving homes and services.

 Ribble Valley Homes will make their own decisions about how they invest, manage and run their housing services  But by working together with other Group members they can buy materials and services more cheaply, which means that the money they have to invest goes further.


[image: image4]
As the parent of Ribble Valley Homes, Vicinity Housing Group Ltd would have certain group rules and arrangements that apply to all members of the group. Each member of the group has it’s own board and defines it’s own local strategy.  This will help Ribble Valley Homes especially ensure that it would be able to fulfil its promises, especially those set out in this document.  Vicinity Group would also have the  ultimate power to appoint and remove board members of a subsidiary, but this would be undertaken via recommendations from Ribble Valley Homes. The protocols and arrangements for all members of the Vicinity group are available within a document called the Vicinity Inter Group Agreement.

Who would run Ribble Valley Homes?

Ribble Valley Homes would have a local Board of Management who would be responsible for the running of the housing association.    The Board would be made up of 12 Members.  There is a Shadow Board already in place, and if the transfer goes ahead the Members will 

become the first Board of Management of Ribble Valley Homes.

How were they chosen?

Four Tenant Board Members were selected by a process agreed with the tenants.  It involved an application to the Council and interview by the Tenants' Panel, following an invitation from the Council to all tenants to consider applying to be a Board Member.

The Tenant Board Members are : 
· Ira Wilkinson

· Laura Quinton

· Florence Bennett

· Joan Knight

The four Council Board Members were selected by elected Councillors on a basis that reflects the current political composition of the Council.

The four Board Members chosen by the Council are:

· Councillor Allan Knox

· Councillor Margaret Sutcliffe

· Councillor Peter Ainsworth

· Councillor Joyce Holgate

Four Independent Board Members (only 3 currently appointed) are not connected with the Council and were chosen for their expertise in a range of areas such as housing and business.  They were selected following public advertisements and interviews, by an Independent Consultant, tenant and Council representatives.

They are:

· Nina Worrell

· Sally Little

· Stephen Richards

.

(Further details about each Board Member are contained in Appendix XXX at the back of this document).

Do they get paid?

No, although the Housing Corporation allows reasonable remuneration, none is currently proposed and Board Members have been recruited to serve on a voluntary basis.  However Board Members can claim out of pocket expenses actually incurred on carrying out Ribble Valley Homes’ business.

How would Board Members be chosen in the future?

The current Board Members would serve until at least the first Annual General Meeting of Ribble Valley Homes after the transfer takes place (likely to be September 2008).

<Maria I think this would actually be 2009 but I’ll check>
At the first Annual General Meeting following transfer, one of the Tenant Board Members would retire.  At the second Annual General Meeting, two further Tenant Board Members would retire and at the third, two Tenant Board Members would retire.  Members who retire are selected on the basis of who has been in office the longest and retiring Board Members can be re-elected.  This system is then repeated, using the same retirement cycle.  A similar system would be used for the Independent Board Members and provides continuity and process for gradual renewal of the Board.  Council Board Members would always be chosen by the Council. <This section being checked by Co Secretary>
Tenant Board Members would be elected by tenants, and Independent Board Members would be chosen from the community for their skills, and would be recommended for election by all the members of Ribble Valley Homes.

<Do we need to say something about the shareholding membership here?>
Who would provide the service?

Ribble Valley Homes would employ paid officers to run the housing service on a day-to-day basis.  The majority would be staff who currently provide the service for the Council now, so you would continue to deal with the people you know.

The Executive Officer and the most senior staff would be appointed by the Board Members.

Who Regulates Ribble Valley Homes? 

The Housing Corporation is the Government appointed body that regulates all Registered Social Landlords.  Ribble Valley Homes must register with the Housing Corporation as a Registered Social Landlord before a transfer can take place.

In particular, the Housing Corporation:

· Sets rules and standards which all Registered Social Landlords must follow.  These standards are set to ensure that tenants’ rights are protected, services are of a high quality and that financial management is sound.

· Monitors the performance of Registered Social Landlords to ensure that these standards are met.  If standards are not met, the Housing Corporation has wide powers to intervene.

· Ensure that promises made to tenants are kept.

Where would Ribble Valley Homes get the money from to pay for the housing improvements?
Ribble Valley Homes would be able to borrow money from banks and building societies.  Loans would usually be taken out for a period of around 30 years.  The required loans would be agreed before the transfer goes ahead, so tenants could be assured that the money is in place to enable Ribble Valley Homes to deliver the improvements to their homes and services.  These loans would form part of a fully funded business plan which would need to be approved by the Housing Corporation and the Board of Ribble Valley Homes.

In addition, Ribble Valley Homes would be able to use all of tenants' rents to run its housing business.

Would the Council have any control over Ribble Valley Homes?

Before the transfer takes place, Ribble Valley Homes would enter into a formally and legally binding contract with the Council.  This agreement would allow the Council to enforce the promises made in this document.  After transfer the Council would be able to ensure that major constitutional changes could not be made, for example if the Council felt that they were not in the best interests of tenants.

Section 8

 Legal requirements for Transfer

Section 15

Legal requirements for Tenant Consultation

The Council must comply with the law when consulting its tenants.  These statutory provisions are contained in Section 105A and Schedule 3A, Housing Act 1985.  The Council and the Department for Communities and Local Government must consider the views of the Council’s secure and introductory tenants. If you are not sure what type of tenant you are, please refer to your Tenancy Agreement or phone the Council’s Freephone Helpline on 0800 195 2422

The Council must serve on you a notice giving you:

· Such details of the proposal that the Council considers appropriate including the identity of the organisation to whom the any transfer is to be made;

· How the transfer is likely to affect tenants, and

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

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

How the Council will comply with the statutory requirements

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

1. The Council must first serve you a notice (the Stage 1 Notice) giving you the information listed above and informing you that by ------ you may make representations to the Council.
This document and other documents in the pack form the Stage 1 Notice and contains the required details.
2. Any tenants’ comments received by ------ must be considered by the Council.

3. After considering these comments, the Council must serve a further written notice on you (the Stage 2 letter) telling you:

· Of any significant changes to the proposal; and

· That you may contact the Department for Communities and Local Government with any objections to the proposal within a period of not less than 28 days.  This 28 day period begins when the Council's Stage 2 letter is sent to tenants.

This second notice will also make it clear that the Secretary of State at the Department for Communities and Local Government will take objections into account in considering any application from the Council for the necessary consent to transfer its stock.

At the back of this document is a pre-paid reply card for you to make any comments.  The Council will take into account all comments received from tenants and decide whether it should hold a ballot.

If the Council decides to go ahead with the ballot, it will be a postal ballot of secure and introductory tenants held early next year.  The voting forms would be sent to you shortly before the ballot begins.

4. The Ballot

The Electoral Reform Services, not the Council, would run the whole ballot process.  Each secure and introductory tenant would have a vote (this means where the tenancy is in the name of more than one tenant, each tenant has a vote).

The Council would only proceed further with the transfer if the majority of the tenants who voted were in favour.

Section 9  Where can I find out more information?

Section 10    The Tenancy Agreement


Jigsaw Neighbourhood Solutions Ltd











What is position with Sheltered Tenants 





Atrium City Living Ltd





LHT





Beechwood & Ballantyne Community 





Threre is an alternative to this graph – main text would also need to change





Year 1 Target 


Rent = £50





Year 1 Target 


Rent = £50























Ribble Valley Homes would provide a better service for tenants in sheltered schemes and improve the disabled adaptations service 





Cobalt Housing Ltd





Ribble Valley Housing Ltd





VICINITY HOUSING GROUP LTD





VICINITY GROUP





Year 1 Target 


Rent = £50





*£?





Simon Brown


Check LHTs





What bout sheltered schemes 





All above are offered by vicinity as standard – RV would be on same system





Tenant


auditors





													 








	























£100k?





Could come out of £450K (1st 5 years)





Good idea





YES *£?





 





Introducing Starter Tenancies, for all new tenants.  





*?£





Better Services; More for your money 





Ribble Valley Homes would, as a minimum maintain existing levels of service, and would introduce a range of new services, at no extra cost to you.











Ribble Valley Homes would use all the legal powers available to stamp down on anti-social behaviour 





Ribble Valley Homes would prevent anti-social behaviour by:





Using Starter Tenancies


Visiting all new tenants within 6 weeks


Providing support


Working with young people


Using local lettings policies


Providing additional security in neighbourhoods





Better Neighbourhoods





Ribble Valley Homes would bring services to your  neighbourhood:








Appoint Estate Supervisors





Carry out regular estate ‘walkabouts’





Support local tenants’ groups





Ribble Valley Homes would provide a range of opportunities for tenants to get involved.





Ribble Valley Homes would introduce new standards of customer care, with a compensation scheme if we don’t get things right.     *?£
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