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1 POLICY STATEMENT

1.1.1 The Adult & Consumer Care portfolio has both statutory duties and discretionary powers to offer help and financial assistance to improve private sector housing conditions in the borough. This policy sets how the Council will offer financial assistance to ensure consistent delivery to service users.    
2 PURPOSE OF THE POLICY

2.1.1 The Housing Acts empower local authorities to offer informal help and discretionary financial assistance to owner occupiers, tenants and private sector landlords to improve the quality and availability of housing. Where there is Registered Disabled Person in a household,  in many circumstances local authorities have a mandatory duty to offer a Disabled Facilities Grant to assist with the cost of adaptation work.

2.1.2 Given that resources are limited and that there is substantial demand, it is essential to ensure that financial assistance is offered on a fair, prioritised basis which pays proper regard to competing needs.  Our general private sector priorities are set out in the Private Sector Housing Strategy 2009 - 2014 and financial assistance is delivered through this policy.  

2.1.3 The Private Sector Housing Strategy also details how this Policy links to other strategic priorities at national, regional and local level, and the financial provision for offering assistance.  This Policy should be read in conjunction with the Private Sector Housing Strategy. 
2.1.4 The responsibility to maintain private property rests firmly with the owner, but the condition and availability of private sector housing stock does have substantial implications for this Council's housing strategy, especially in terms of access to affordable housing.  This policy aims both to offer assistance to vulnerable households on an individual basis and also to help sustain the private sector for long term public benefit.
3 POLICY INFORMATION

3.1.1 This policy covers:

i. The arrangements and conditions for the administration of Disabled Facilities Grants. 

ii. The criteria and conditions under which discretionary financial assistance by way of equity release will be offered in partnership with the Kick Start project and the arrangements and conditions for the administration of equity release loans.

iii. The criteria and conditions under which other discretionary financial assistance by way of both grants and loans will be offered and the arrangements and conditions for the administration of other discretionary financial assistance 

3.1.2 The Policy provides for the offering of financial assistance towards the cost of improvement, repair, safety measures or adaptation of existing living accommodation including mobile homes, along with the creation of new living accommodation by the conversion of existing buildings.  
3.1.3 Assistance may also be offered towards any other initiatives consistent with the Council's Private Sector Housing Strategy.  

4 procedure statement

4.1.1 Many types of the assistance are aimed at ‘vulnerable’ people. The definition of ‘vulnerable’ adopted by the Government is limited to  people in receipt of the following state benefits:

i. Income support;

ii. Housing benefit;

iii. Council tax benefit (does not include single persons 25% discount);

iv. Income based job seekers allowance;

v. Attendance allowance;

vi. Disability living allowance;

vii. Industrial injuries disablement benefit;

viii. War disablement pension;

ix. Pension credit guarantee;

x. Working tax credit which includes a disability element and where recipient has a relevant income of less than £15,050 (gross);

xi. Child tax credit where recipient has a relevant income of less than £15,050 (gross).
4.1.2 For the purposes of this policy, ‘vulnerable’ includes applicants in receipt of the benefits listed above but also includes low income households demonstrated by a financial assessment.  
4.1.3 Where there is an application for assistance by a person with disabilities, an assessment of the needs of the person (and their carer if applicable) will be undertaken by an Occupational Therapist before any decisions in accordance with this policy are made about the provision of equipment or adaptations.

5 Procedure DETAILS
5.1 General Requirements for Making an Application for Assistance

5.1.1 The criteria for the various types of discretionary assistance available are given in Appendix 1.  Mandatory Disabled Facilities Grants are made available in accordance with criteria set by the Government, supplemented by this policy.  
5.1.2 All applications must be on the relevant application forms which we will provide.  These forms should be submitted, along with any additional information as described in Appendix 1, as a complete application to the Council.  If all the information required is not provided the application will not be treated as complete and will not be considered for approval.  Time periods for service delivery will not start until a complete application is received. 
5.1.3 Our officers will help applicants to complete the application forms and collate the other information required for a full application.

5.1.4 We will notify an applicant for assistance whether their application is approved or refused. The notification will be in writing as soon as reasonably practicable and in any event, no later than 28 days after a complete application is received. 
5.1.5 If the application is approved, the notification will also specify the works, which are eligible for assistance, the value of the assistance and the form that the assistance will take.

5.1.6 If the application is refused, we will explain the reasons for the refusal and the procedure for appealing against the decision. Please see sections 5.4 and 5.5.  
5.1.7 The Council has a duty to act where we find a category 1 hazard, as defined by Housing Health & Safety Ratings System. Where an applicant refuses the offer of assistance to remedy a category 1 hazard we will consider the best course of action and may work with other agencies to remedy the issues.

5.2 Eligibility Conditions

5.2.1 The following conditions apply to ALL grant assistance under this policy:

i. The applicant must be least 18 years of age at the date of application for assistance.

ii. The dwelling that is the subject of the assistance must have been built at least ten years ago at the date of application for assistance, unless the Council agrees otherwise. This does not apply to any assistance being given to adapt a property to meet disabled persons’ needs.

iii. The applicant must live in the dwelling as his or her main residence (except where the applicant is a landlord) or it is an empty home AND have an owner’s interest in the dwelling OR be a tenant of the dwelling, alone or jointly with others AND have a responsibility to carry out the works in question or have the owner’s consent to do so.  Where the applicant is an owner occupier, there will be a minimum time period for prior occupation dependent on the type of property. This is explained at paragraphs 5.2.3 and 5.2.4 below.  

iv. Satisfy any financial assessment relevant to the type of financial assistance applied for.
v. The applicant must pursue any claims against work covered under insurance polices before an application is made.

5.2.2 An application for assistance shall be in a form prescribed by the Council and shall include ALL of the following:

i. A completed application form including details of the applicant, the property, financial information (where necessary) and a signed declaration by the applicant.
ii. A utility bill showing the applicant’s name and the address of the application property.

iii. Particulars of the work for which assistance is sought (the ‘eligible works’) including where appropriate plans, schedule of work/specifications and specialist reports.  

iv. Where the cost of the work is £5,000 or more, at least three estimates from different contractors showing a breakdown of the cost of carrying out the eligible works.  Where the cost is below £5,000, it is necessary to demonstrate value for money which will normally require the provision of at least two estimates.  A single estimate may be accepted where the work is by a specialist contractor or in exceptional circumstances.  
v. Full particulars of any professional fees and other charges/expenses which relate to the preparation for and carrying out of the eligible work. 
vi. Consent from the applicant to allow the Council to confirm the applicant’s interest in the dwelling. 
vii. Consent in writing from all the owners of the dwelling to the eligible works being done.  
viii. Where appropriate, a certificate containing a signed undertaking to repay the financial assistance if the conditions of the grant or loan are breached

ix. Where appropriate, if the applicant is a landlord, it will be a condition that the property will be made available for letting for a period of 5 years.  The Council reserves the right to nominate tenants and the landlord will undertake to offer available accommodation to any person nominated by the Council.  Assistance will be prioritised where the accommodation type and rent levels meet housing need in the Borough.
5.2.3 Where the dwelling to which an application relates is a shared ownership property, it is necessary for the applicant to have an obligation to repair the property.  This does not apply to any assistance being given to adapt a property to meet the needs of a person with disabilities.   
5.2.4 Where the dwelling to which an application relates is a mobile home, the mobile home should be on a licensed site which is for permanent residential use; and financial assistance will not be provided where the works required are to meet the requirements of a caravan site licence under the Caravan Sites and Control of Development Act 1960.

5.3 Additional Provisions - Kick Start Secured Loans

5.3.1 Because a secured Kick Start loan involves a charge being placed on the property benefiting from the financial assistance to secure the value of the loan, the Council is required to ensure that all applicants are offered the services of a Financial Advisor.  In addition, the process requires the applicant to obtain professional valuation and legal services.  There are also a number of legal searches and registrations which incur fees.  The legal searches, registration, valuation and legal costs will be provided free of charge. 
5.3.2 Free access to an Independent Financial Advisor will only provided where the applicant may be able to afford a high street loan product.
5.3.3 All applicants will be advised to seek independent legal advice on the implications of a charge being placed on their property.
5.3.4 All works will be carried out by a Council approved Contractor and will include a recognised insurance backed warranty.

5.4 Payment of Contractors

5.4.1 The following conditions apply to ALL applications for financial assistance under this policy. The assistance will only be paid if:

i. The housing assistance works are completed within twelve months from the date of approval or such further period extended as agreed by the Council following notification in writing.  
ii. The works are carried out in accordance with the schedule of work/specifications set out in the formal approval or as varied with the written agreement of the Council. 

iii. The work has been carried out by the contractor(s) on whose estimate the assistance was based unless the Council has given written agreement to the use of different contractor(s).    
iv. The works are executed to the reasonable satisfaction of the Council and applicant and specified documentation is submitted for example electrical safety or gas certificates.  
v. The Council is provided with a bona fide invoice, demand or receipt for payment of works and any other professional fees and other charges in an acceptable format. Any such invoice must contain sufficient detail for the Council to identify in full the works carried out and the price charged and must not be provided by the applicant or a member of his/her family.  

vi. The applicant has provided a signed undertaking as to future owner occupation or availability for letting.  

5.4.2 Where the applicant gives their approval, the Council will pay assistance direct to the contractor either in instalments (‘stage payments’) as works proceed or in one lump sum following completion of the works.  Stage payments will only be made where the Council is satisfied the value of the work completed exceeds the value claimed.  The final payment shall be a minimum of one tenth of the total value of the housing assistance approved.   

5.4.3 If the cost of the work varies because of changes agreed in writing to the schedule of work/specification the Council may vary the amount of assistance payable.  The applicant will receive written confirmation of the varied amount.  Circumstances where the amount of financial assistance will vary typically involve cases where unforeseen works arise such as the exposure of rotted timbers or excavation showing that drains need to be replaced. 
5.4.4 Where assistance is payable but the works have not been executed to the satisfaction of the Council or the reasonable satisfaction of the applicant, the Council may withhold payment to the contractor.

5.4.5 A retention of 2.5% will be held for six months against materials and workmanship where the total assistance exceeds £10,000.
5.5 Repayment of Financial Assistance

5.5.1 Where a grant or loan condition imposes a liability to repay the financial assistance, the condition will be registered by the Council as a Land Charge.  

5.5.2 Where breach of a grant or loan condition gives the Council the right to seek repayment on demand, the Council may at its discretion determine to require repayment of a lesser sum than the full amount of financial assistance.  

5.5.3 Examples of circumstances where the discretion may be exercised include breaches of grant conditions arising where the application or spouse or partner has had to move to avoid unemployment or because the applicant’s employer has required a move, or where the property is subject to a mortgage entered into before the grant application and the mortgagee is exercising the power of sale.  
5.6 Applications and Items Outside the Scope of this Policy

5.6.1 If the applicant should die before the Financial Assistance is approved, the application will be treated as withdrawn.

5.6.2 If the applicant should die after approval of the Financial Assistance or whilst the approved works are in progress, the Council may at its discretion agree to completion or making good of the works and pay the Financial Assistance in full or, if the works originally agreed are not completed in full, an appropriate proportion of the Financial Assistance.

5.7 Applications and Items Outside the Scope of this Policy

5.7.1 Cases which do not meet the eligibility criteria set out in this Policy, or where the works for which the applicant is seeking assistance would not normally be considered eligible works within this Policy, may be considered by the Head of Service and Cabinet Member if there are exceptional and justifiable reasons why eligibility criteria should not apply.   

5.7.2 Referrals to the Head of Service and Cabinet Member will be made on the recommendation of the Business Manager: Housing Quality & Renewal. 
5.8 Contact Details 

5.8.1 The Home Improvement Agency may be contacted at Darby House, PO Box 214, Lawn Central, Telford, TF3 4LE, telephone: 01952 381855 email: privatesectorhousing@telford.gov.uk,   The Private Sector Housing Team may be contacted at Darby House, PO Box 214, Lawn Central, Telford, TF3 4LE telephone: 01952 381874, email: privatesectorhousing@telford.gov.uk, The Affordable Warmth Team can be contacted at Darby House, PO Box 214, Lawn Central, Telford, TF3 4LE, telephone: 01952 381855, email: htw@telford.gov.uk
5.9 Appeals and Complaints

5.9.1 All applicants have the right to make a complaint to the Council using the formal complaints service about any aspect of the service received.  In the first instance (Stage 1) you should make a complaint to the Private Sector Housing Team or the Customer Quality Team :telephone 01952 382006 email customer.quality@telford.gov.uk or complete a complaints form available from any Council location or telford.gov.uk
5.9.2 If you are still not satisfied with the outcome, you should contact the Customer Quality Team or the manager dealing with your complaint. – Adult and Consumer Care at Telford and Wrekin Council, PO Box 214, Darby House, TF3 4LE (Stage 2).  In the event that you still remain dissatisfied, you can write to the Chief Executive of the Council.  Council staff will advise you if necessary on the procedure but you should note that any complaint to the Chief Executive should be made within 20 days of the reply at Stage 2. 

5.9.3 Complaints in respect of the service provided by ART Homes and in particular appeals in relating to the amount of loan ART Homes are prepared to advance will be dealt with by ART Homes through their complaints procedure.  You should write to ART Homes Ltd at Gee Business Centre, Holborn Hill, Aston, Birmingham B7 5JR. 

5.10 Resources Committed

5.10.1 Financial assistance offered in accordance with this Policy is administered by the Housing Quality & Renewal Business Unit.   The Funding for financial assistance is made available from the Council's Capital Programme and from the Kick Start Partnership.  
5.11 Implementation and Policy Review
5.11.1 This policy comes into effect on the 1 April 2009.  It is anticipated that it will remain in force until the 31 March 2012.
5.11.2 A report on policy implementation, including review against relevant performance indicators, the service standards listed at 6.2 and the target set out in the Private Sector Housing Strategy will be presented to the portfolio performance board on a regular basis.  
5.11.3 This Policy will be subject to annual review by the Head of Service in line with reviews of the Private Sector Housing Strategy.  It will also be reviewed and amended as appropriate if there are any significant changes in legislation or Government guidance, and/or any significant changes in respect of resources available. 
6 CROSS REFERENCE INFORMATION

6.1 Standards
6.1.1 This policy has been written to comply generally comply with the Regulatory Reform Order 2002 and with guidance given in ODPM Circular 05/2003 (ODPM, June 2003).
6.2 The table below outlines the key service standards that relate to this policy:

	Service Area
	Target

	Initial enquiry regarding housing assistance
	To respond to applicants within 5 working days

	Calculation of initial test of resources
	To advise applicants of any contribution they may have to make towards the cost of work (where appropriate) within 5 working days of receiving a completed enquiry form.

	Provision of specifications with details of eligible works
	To advise applicants of any eligible works with specifications within 10 working days of the first visit. Where plans are required the response will be within 20 working days.

	Approvals of housing assistance
	When all the necessary information has been provided, to approve the application within 28 working days of receipt.

	Payments
	When the work has been satisfactorily completed and an appropriate invoice received payments will be processed within 5 working days.  Payment should then be received within a further 28 days.   


6.3 Legislation

6.3.1 The legislative framework through which local authorities are entitled to offer housing assistance is set out in The Regulatory Reform (Housing Assistance) (England & Wales) Order 2002. It allows councils to adopt a flexible approach to give financial help reflecting local circumstances, needs and resources

6.3.2 The legislative framework for offering Disabled Facilities Grants is still set out by the Housing Grants, Construction and Regeneration Act 1996. The Act places a statutory duty on local housing authorities to provide grant aid to person with disabilities for a range of adaptations to their homes.
6.3.3 The Housing Act 2004 made a number of important changes to the statutory framework for private sector housing, including those set out below.   
i. Introducing the Housing Health & Safety Rating System (HHSRS) as the main approach to housing enforcement (replacing the former housing fitness standard).   This includes a mandatory duty to take action where a category 1 hazard is found. 
ii. The compulsory licensing of higher risk houses in multiple occupation (HMO).

iii. New discretionary powers including the option for selective licensing of private landlords, empty dwelling management orders and tenancy deposit protection.

6.3.4 Although most of these changes do not impinge directly on the way that financial assistance is offered, it is important that private sector housing services are offered in a coherent manner.  The Private Sector Housing Strategy sets out how the Council combines the offering of financial assistance with statutory enforcement procedures.

6.3.5 The HHSRS does impact on the offering of financial assistance as the presence of category 1 hazards assessed under the system amounts to a failure of the first criterion of the Decent Homes Standard.   Kick Start loans are aimed at assisting owners to bring properties up to the Decent Homes Standard and the criteria for several forms of financial assistance refer to the Decent Homes Standard and/or category 1 hazards.  
6.4 Other Relevant Documents

6.4.1 The policy should be read in conjunction with the Private Sector Housing Strategy 2009 - 2014.

6.5 Linked Policies

6.5.1 This policy should be read in conjunction with the following

i. Equipment & Adaptations Policy.
ii. Enforcement Policy 
6.6 Portfolio Systems Implications

6.6.1 Information on housing assistance is kept on:
i. Uniform – Housing Assistance Module. 
Appendix 1:
Types of Housing Assistance
	DISABLED FACILITIES grant

	0401

	Maximum amount
	£30,000

	Purpose
	The Disabled Facilities Grant is for people with permanent and substantial disabilities requiring financial support to adapt their existing home to increase or maintain their functional independence.

The types of work that can be funded by a Disabled Facilities Grant include:

· access into and out of the dwelling;

· safe access into the garden;

· access to the principal family room;

· access to a bedroom;

· access to a room with a toilet, bath/shower and wash-basin;

· facilities for the preparation and cooking of food;

· making the safer for the disabled person;

· improving or providing a heating system; and

· improving access and movement around the home to enable the disabled person to care for another person who lives in the property.

Where the work involved is such that the cost of the adaptations appears disproportionate and it may be in the best interests for the applicant to move to another property which can be more readily adapted, the Council may consider using Disabled Facilities Grant funding to assist with the cost of relocation and subsequent adaptation. 

	Who can apply
	Eligible applicants must either be the owner of the dwelling or be a tenant (including licensees), and be able to provide the necessary ‘owner’s certificate’ or ‘tenant’s certificate'.

	Restrictions
	The grant is means tested, but where the disabled person (or their partner) is in receipt of a means tested benefit, they will automatically qualify for a grant.
Where the adaptations are for a child with disabilities, the applicant will also qualify for a maximum grant.

The adaptation works must be necessary and appropriate, reasonable and practicable as detailed in the Adaptations & Equipment Policy.

	Repayments
	Where the total grant exceeds £5,000, a local land charge will be placed for 10 years. The charge will require any grant over £5,000 to be re-paid. A charge will not be applied in respect of the cost of items such as stairlifts, through floor lifts and removable equipment such as hoists. 
The maximum amount that can be reclaimed is £10,000.

The charge will apply for a maximum of 10 years after completion of the grant works. 
The Council may consider waiving the requirement to repay the charged amount where appropriate having regard to the circumstances of an individual case.  Factors that the Council will take into account include:
· The extent to which the recipient of the grant would suffer financial hardship if they had to repay some or all of the grant.

· Whether the disposal of the property is to take up a job, or change job.

· Whether the disposal of the property is for reasons connected with the physical or mental health or wellbeing of the recipient or disabled occupant

· Whether the disposal of the property is made to enable the recipient of the grant to live with, or near, any person who is disabled or infirm and in need of care, which the recipient of the grant is intending to provide, or who is intending to provide care of which the recipient of the grant is in need by reason of disability or infirmity.

	Kick Start LOan assistance (discretionary Disabled Facilities Loan)


	

	Maximum amount
	The amount that may be borrowed will depend upon the available free equity and the means of the applicant but will be subject to a maximum in all cases of £20,000.

	Purpose
	Where the cost of the work for necessary adaptations exceeds the maximum £30,000 eligible expense of the mandatory Disabled Facilities Grant, the Council may consider offering Kick Start loan assistance towards the additional cost.  

Where the work  involved is such that the cost of the adaptations appears disproportionate and it may be in the best interests for the applicant to move to another property which can be more readily adapted, the Council may consider using Disabled Facilities Grant funding to assist with the cost of relocation and subsequent adaptation. 



	Who can apply
	Eligible applicants must have made an application for a Disabled Facilities Grant and have been assessed to have a means tested contribution of less than £15,000

	Restrictions
	The type of Kick Start loan assistance will depend on the financial circumstances of the applicant and the remaining free equity in the property.  It may be an Equity Share Loan, interest only loan, capital and interest loan.  
The adaptation works must be necessary and appropriate, reasonable and practicable as detailed in the Adaptations & Equipment Policy.  

	Repayments
	Repayment conditions are as set out for the relevant type of loan below. 


	Ground investigation grant

	

	Maximum amount
	£5,000

	Purpose
	The Ground Investigation Grant is intended to assist  applicants who need to undertake a ground investigation survey for an extension to their home before completing an application for a Disabled Facilities Grant.

A ground investigation survey will typically be required where it is proposed to provide adaptations by extending the existing property by more than 9 m² within an area of known mine workings or landfill. 

	Who can apply
	Eligible applicants must have made an application for a Disabled Facilities Grant and have been assessed to have a means tested contribution of less than £15,000

	Restrictions
	Properties are eligible if they fall within an area of known mine workings or landfill, and a ground investigation survey is required for Planning and/or Building Control approval.

The ground investigation survey will be arranged by the Council’s Geo-Technical Officer.

	Repayments
	This is a non-repayable grant. 


	KICK START – EQUITY SHARE LOAN


	

	Maximum amount
	Up to 30% of the remaining free equity in the property, normally to a maximum of £30,000. The minimum amount that can be borrowed is £2,500.  

	Purpose
	To enable vulnerable homeowners to fund improvements, repairs or adaptations to their home in circumstances where they would not otherwise be in a position to carry out the work by releasing part of the remaining free equity in their property.  Equity is the difference between the market value of the property and the value of any outstanding loans secured against the property. 
The cost of works is calculated as a percentage of the value of the property, and this percentage (the ‘equity share percentage’) is registered as a legal charge against the property.  

	Who can apply
	Vulnerable homeowners living in properties that fail the decent homes standard.   The meaning of ‘vulnerable’ is set out at paragraph 4.1.2. 

	Restrictions
	The property must fail at least one of the four criteria of the Decent Homes Standard at the time of the application.  The Decent Homes Standard is set out at Appendix 2.  Eligible works are those works necessary to meet the Decent Homes Standard.  
The works should be sufficient to ensure the property meets the Standard on completion.  However, full compliance with the standard may be waived whether this is not reasonably practicable or is not appropriate having regard to the circumstances of the applicant.   

Consideration will be given to funding works which go beyond the Decent Homes Standard.  However, the following works will not normally be funded by a Kick Start loan:

· Fitted carpets (or floating floors, e.g. laminate), wardrobes or items which are in essence furnishings.  
· Conservatories (other than the replacement of existing conservatories in substantial disrepair and replacement is the most appropriate option).

· Repairs required as a result of deliberate damage caused by the household
· Any desirable works above the Decent Homes Standard, where the applicant is seeking to exclude any works necessary to meet the standard.

	Repayments
	The loan is repayable in the following circumstances:

· on the death of the homeowner and sale of property; or

· on any other disposal of property; or

· early redemption by choice.

To redeem the loan, the applicant has to pay a sum calculated by multiplying the market value of the property by the equity share percentage.  The value at the time of redemption has to be by way of a revaluation carried by a surveyor who is a member of RICS.  The applicant is responsible for the survey fee (currently £40).


	KICK START – UNSECURED LOAN


	

	Maximum amount
	£2,000. A loan below £500 will only be made in exceptional circumstances. 

	Purpose
	To enable vulnerable homeowners to fund improvements, repairs or adaptations to their home where otherwise they do not have or cannot obtain funding to carry out the work.

The unsecured loan is primarily for those homeowners unable to access loans from mainstream lenders at affordable rates of interest, but who can demonstrate an ability to sustain regular payments.

	Who can apply
	Vulnerable homeowners living in properties where there are are significant hazard(s) significant disrepair or urgent thermal comfort or security problems. The meaning of ‘vulnerable’ is set out at paragraph 4.1.2.

	Restrictions
	There must be a category 1 hazard or serious category 2 hazard, significant disrepair likely to damage the fabric of the dwelling or a deficiency causing an urgent problem with thermal comfort or security
The loan must be used to pay for works to deal with the hazard(s), disrepair or thermal comfort and/or security deficiency.  Non essential works are not normally funded by an unsecured  Kick Start loan:

	Repayments
	The term of the loan will vary depending upon the circumstances of the applicant.
Payments are made on due dates specified in the agreement with the applicant.  Payment has to be made by direct debit and a discount for maintained regular payment will be offered; once 50% of the payments have been received the loan is closed, with no further payments required. 
If an applicant does not have an existing bank account, assistance will be offered to them in setting up an account. 

If payments are late or not received, no discount will be given and the loan will only be completed once the capital is repaid in full.

No interest is payable on this loan.


	KICK START – INTEREST ONLY LOAN


	

	Maximum amount
	Up to 30% of the remaining free equity in the property, normally to a maximum of £30,000. The minimum amount that can be borrowed is £2,500.  

	Purpose
	To enable vulnerable homeowners to fund improvements, repairs or adaptations to their home in circumstances where they would not otherwise be in a position to carry out the work by releasing part of the remaining free equity in their property.  Equity is the difference between the market value of the property and the value of any outstanding loans secured against the property. 

With this type of loan, the applicant pays only the interest due.  No repayment against the capital (the organisation amount borrowed) is made during the lifetime of the loan.  The capital is repaid only when the loan is redeemed.  The rate of interest, which is variable, is normally set at 1.5% above Bank Base Rate
The value of the loan is registered as a legal charge against the property.  

	Who can apply
	Vulnerable homeowners living in properties that fail the decent homes standard.   The meaning of ‘vulnerable’ is set out at paragraph 4.1.2. 

	Restrictions
	The property must fail at least one of the four criteria of the Decent Homes Standard at the time of the application.  The Decent Homes Standard is set out at Appendix 1.  Eligible works are those works necessary to meet the Decent Homes Standard.  The works should be sufficient to ensure the property meets the Standard on completion.  However, full compliance with the standard may be waived whether this is not reasonably practicable or is not appropriate having regard to the circumstances of the applicant.   

Consideration will be given to funding works which go beyond the Decent Homes Standard.  However, the following works will not normally be funded by a Kick Start loan:

· Fitted carpets (or floating floors, e.g. laminate), wardrobes or items which are in essence furnishings.  

· Conservatories (other than the replacement of existing conservatories in substantial disrepair and replacement is the most appropriate option).

· Repairs required as a result of deliberate damage caused by the household

· Any desirable works above the Decent Homes Standard, where the applicant is seeking to exclude any works necessary to meet the standard.

	Repayments
	The loan is repayable in the following circumstances:

· on the death of the homeowner and sale of property; or

· on any other disposal of property; or

· early redemption by choice.

To redeem the loan, the applicant has to pay the original capital sum borrowed. 


	KICK START – CAPITAL & INTEREST LOAN


	

	Maximum amount
	Up to 30% of the remaining free equity in the property, normally to a maximum of £30,000. The minimum amount that can be borrowed is £2,500.

	Purpose
	To enable vulnerable homeowners to fund improvements, repairs or adaptations to their home in circumstances where they would not otherwise be in a position to carry out the work by releasing part of the remaining free equity in their property.  Equity is the difference between the market value of the property and the value of any outstanding loans secured against the property. 

The loan is repaid by monthly payments comprising both interest payments and repayments of capital over an agreed term (period of time).  The value of the loan is registered as a legal charge against the property.

	Who can apply
	Vulnerable homeowners living in properties where there are are significant hazard(s) significant disrepair or urgent thermal comfort or security problems. The meaning of ‘vulnerable’ is set out at paragraph 4.1.2.

	Restrictions
	The property must fail at least one of the four criteria of the Decent Homes Standard at the time of the application.  The Decent Homes Standard is set out at Appendix 1.  Eligible works are those works necessary to meet the Decent Homes Standard.  The works should be sufficient to ensure the property meets the Standard on completion.  However, full compliance with the standard may be waived whether this is not reasonably practicable or is not appropriate having regard to the circumstances of the applicant.   

Consideration will be given to funding works which go beyond the Decent Homes Standard.  However, the following works will not normally be funded by a Kick Start loan:

· Fitted carpets (or floating floors, e.g. laminate), wardrobes or items which are in essence furnishings.  

· Conservatories (other than the replacement of existing conservatories in substantial disrepair and replacement is the most appropriate option).

· Repairs required as a result of deliberate damage caused by the household

· Any desirable works above the Decent Homes Standard, where the applicant is seeking to exclude any works necessary to meet the standard.

	Repayments
	The loan is repayable by monthly instalments.  The term of the loan will be agreed with the applicant.  The maximum term will normally be 7 years.  The balance of the loan will be come repayable in full in the following circumstances:

· on the death of the homeowner and sale of property; or

· on any other disposal of property; or

· early redemption by choice.

To redeem the loan, the applicant has to repay the balance outstanding at the time of redemption in full.  There is currently no penalty for early redemption.


	Kick Start Secured LOAN contingency grant

	

	Maximum amount
	£5,000

	Purpose
	Kick Start secured loans are made available to home owners who are unable to access mainstream lending products to carry out works to their properties to achieve the decent homes standard.

When the loan amount is agreed as part of the overall approval, the Home Improvement Agency will have included a contingency for unforeseen work. In the majority of cases the contingency is sufficient to cover any unforeseen works which may arise; however, in a small minority of cases the unforeseen works may exceed the contingency sum. 
Examples include the discovery of rot or infestation of unexposed/hidden timbers, drainage and water supply defects etc.
In such cases, the provision of further loan support may not be available if the maximum has already been reached.  If available, it would also involve significant additional legal, valuation and administrative costs, and would also mean the debt burden of a vulnerable household could be significantly greater than originally planned.  
In such circumstances, the Council will consider offering a grant in respect of the unforeseen works. 

	Who can apply
	A homeowner who is currently having works carried out funded by any Kick Start loan secured by a charge.

	Restrictions
	The Kick Start Secured Loan Contingency Grant is expressly for the purpose of funding unforeseen works for Kick Start loan recipients where the cost of works exceeds the amount of the loan approved because of the unforeseen works.  Before approving any such grant, the Council will examine the overall scheme to determine whether any non essential items could be deleted to reduce costs. 

	Repayments
	This is a non-repayable grant.


	Home Repairs Assistance 


	0426

	Maximum grant
	£3,000. A grant below £500 will only be made in exceptional circumstances.

	Purpose
	Home Repairs Assistance is for vulnerable homeowners with urgent deficiencies at their property who do not meet the criteria for loans or where the work required is urgent and delay could prejudice health and safety or  damage the building fabric, and assistance from sources such as Health for Warmth is not available.   

	Who can apply
	A vulnerable homeowner living in a property where there is a category 1 hazard or serious category 2 hazard that: 

· involves disrepair likely to cause significant further damage to the fabric of the dwelling, or
· will prejudice the immediate health and safety of the residents.  

	Restrictions
	On completion of the works the property may not meet the Decent Homes Standard but the Council will normally seek to ensure that no serious hazards remain.  
This grant is only available to homeowners with properties in Council Tax bands A – D.  No more than one application may be made in any one 3 year period (this may be waived in exceptional circumstances).

A grant will only be considered where the eligible works cost more than £500.

	Repayments
	This is a non-repayable grant.


	house in multiple occupation Grant 


	0428

	Maximum grant
	50% of the cost of eligible works (to a maximum grant of £5,000)

	Purpose
	House In Multiple Occupation Grants are made available to assist the owners of such properties to meet statutory standards.  

	Who can apply
	The owner of a house in multiple occupation which is where it can be demonstrated that appropriate management arrangements are in place.   

	Restrictions
	Eligible works are those necessary to ensure that there are no significant hazards associated with deficiencies at the property generally, the provision of facilities and amenities, and fire safety measures. 

	Repayments
	The landlord will be required to provide a certificate containing a signed undertaking that all units of accommodation within the property will be available for letting to people/households for a minimum period of 5 years.  The Council reserves the right to nominate tenants and the landlord will undertake to offer available accommodation to any person nominated by the Council.  If there is any disposal of the property or the undertaking is breached by failing to make the units of accommodation available for letting or failing to make the units available to persons nominated by the Council, then repayment of the grant will be required in full. 

This undertaking will be registered as a land charge.


	CONVERSION Grant 

	0433

	Maximum grant
	50% of the cost of eligible works (to a maximum grant of £20,000 for 2 no. units, £30,000 for 2 no. units) 

	Purpose
	Conversion grants are made available to encourage the owners of large residential properties or other buildings to create additional affordable dwellings by conversion.  

	Who can apply
	The owner of residential accommodation or other buildings where additional dwellings can be created by conversion works.   

	Restrictions
	Eligible works are those works necessary to create additional self contained dwellings.  

	Repayments
	The landlord will be required to provide a certificate containing a signed undertaking that all units of accommodation within the property will be available for letting to people/households for a minimum period of 5 years.  The Council reserves the right to nominate tenants and the landlord will undertake to offer available accommodation to any person nominated by the Council.  If there is any disposal of the property or the undertaking is breached by failing to make the units of accommodation available for letting or failing to make the units available to persons nominated by the Council, then repayment of the grant will be required in full. 

This undertaking will be registered as a land charge.


	landlord SAFETY grant


	0405

	Maximum grant
	50% of the cost of the eligible works (to a maximum grant of £1,500) 

	Purpose
	These grants are intended to increase the provision of fire safety measures and to deal with unsatisfactory gas and electrical installations. 

	Who can apply
	The owner of privately rented accommodation where it can be demonstrated that satisfactory management arrangements are in place. 

	Restrictions
	Eligible works are works to provide fire safety measures and to repair and/or improve deficient gas or electrical installations.  
A grant will only be considered where the eligible works cost more than £500.

	Repayments
	This is a non-repayable grant.


	empty homes loans


	0434

	Maximum loan
	£20,000

	Purpose
	These loans are intended to encourage the owners of long term empty homes to bring them back into use for private renting. 

	Who can apply
	The owner of residential accommodation in Council Tax Bands A – D which has been empty for a period of 6 months or more and is detrimental to the amenities of the neighbourhood.  

	Restrictions
	Eligible works are those works necessary to bring the property up to the Decent Homes Standard and also to put the property in a condition reasonably suitable for open market letting.  
The works eligible for the loan will be specified by the Council. There will also be a requirement for applicant to carry out additional works to ensure that the property is reasonably suitable for open market letting, e.g. carpets, furniture, etc..
Housing management should be provided by a preferred partner. Alternatively the applicant must submit details of the arrangements for the housing management and maintenance of the property for approval.

	Repayments
	The loan is interest free but becomes repayable on completion of the works and occupation by a tenant.  Monthly repayments are to be a minimum of 75% of the monthly market rental net of management costs. 
The landlord will be required to provide a certificate containing a signed undertaking that all units of accommodation within the property will be available for letting to people/households for a minimum period of 5 years.  The Council reserves the right to nominate tenants and the landlord will undertake to offer available accommodation to any person nominated by the Council.  If there is any disposal of the property or the undertaking is breached by failing to make the units of accommodation available for letting or failing to make the units available to persons nominated by the Council, then repayment of the grant will be required in full. 

This undertaking will be registered as a land charge.



	group repair grants


	0421

	Maximum grant
	£11,250 - £15,000 for owner occupiers
£7,500 for landlords

	Purpose
	These grants are intended to secure a comprehensive external renovation of a block of properties located within an area where there is a formal regeneration initiative.  

	Who can apply
	The Council does not accept general applications for group repair grants. Group repair schemes are developed by the Council and all property owners are approached directly by the Council.  

	Restrictions
	The eligible works will be specified by the Council and will be carried out on an overall basis by a contractor selected after competitive tender. The cost of the works will include relevant professional fees. 
The maximum grant payable to owner occupiers will be subject to a test of resources. 

	Repayments
	The landlord will be required to provide a certificate containing a signed undertaking that all units of accommodation within the property will be available for letting to people/households for a minimum period of 5 years.  The Council reserves the right to nominate tenants and the landlord will undertake to offer available accommodation to any person nominated by the Council.  If there is any disposal of the property or the undertaking is breached by failing to make the units of accommodation available for letting or failing to make the units available to persons nominated by the Council, then repayment of the grant will be required in full. 

No repayment conditions are applicable in the case of owner occupiers.  


Appendix 2:
The Government’s Decent Homes Standard

What is the Decent Homes Standard?
 
The most recent definition of the decent homes standard was given in guidance from Communities and Local Government  in June 2006.    The guidance is based on four main principles:-

· It meets the current minimum standard for housing;

· It is in a reasonable state of repair;

· It has reasonably modern facilities and services;

· It provides a reasonable degree of thermal comfort.

It Meets The Current Statutory Minimum Standard For Housing

Dwellings failing to meet this criterion are those containing one or more serious hazards classed as ‘category one’ under the Housing Health and Safety Rating system.  The system looks at 19 potential hazards – these include issues such as excess cold, damp & mould growth, asbestos, carbon monoxide, poor lighting, noise, kitchens and bathrooms which could cause infection, falling on paths, stairs and from heights, electrical hazards, fire, collisions, etc. 
The principle behind the Housing Health and Safety Rating system is that a dwelling, including the structure, the means of access, any associated outbuildings and garden, yard and /or other amenity space, should provide a safe and healthy environment for the occupants and any visitors.

It Is In A Reasonable State Of Repair 

A home is in a reasonable state of repair unless:

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

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

What are "key” and “other” building components?
Building components are the 

· Structural parts of a dwelling (eg wall structure, roof structure), 

· Other external elements (eg roof covering, chimneys) and 

· Internal services and amenities (eg kitchens, heating systems). 

Key building components are those which, if in poor condition, could have an immediate impact on building integrity and cause further deterioration in other components. They are the external components plus internal components that have potential safety implications and include external walls, roof structure and covering, chimneys, windows/doors, chimneys, fixed heating appliances and electrics.  

If any of these components are old and because of their condition need replacing, or require immediate major repair, then the dwelling is not in a reasonable state of repair and remedial action is required. 

Other building components are those that have a less immediate impact on the integrity of the dwelling. A dwelling is not in a reasonable state of repair if 2 or more are old and need replacing or require immediate major repair. 

What is old and in poor condition?

A building component is treated as 'old' if it is older than its expected or standard life. The Government lists the lifetimes that may typically be expected for individual building components eg 50 years for a roof structure. 

Components are in poor condition if they need major work, either full replacement or major repair. Again the Government sets out definitions for different components.  For example, with a wall finish this would mean replacing or repointing more than 50%.  

One or more key components, or two or more other components, must be both old and in poor condition to render the dwelling non-decent on grounds of disrepair. 

It Has Reasonably Modern Facilities And Services

A dwelling is considered non decent under this heading if it lacks three or more of the following facilities:

· A kitchen which is 20 years old or less 

· A kitchen with adequate space and layout 

· A bathroom which is 30 years old or less 

· A bathroom and WC located in an appropriate place

· Adequate noise insulation

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

It provides a reasonable degree of thermal comfort 

The revised definition requires a dwelling to have both efficient heating and effective insulation.

Efficient heating is defined as any gas or oil programmable central heating or electric storage heaters or programmable LPG/solid fuel central heating.  Heating sources which provide less energy efficient options fail the decent home standard. 

Because of the differences in efficiency between gas/oil heating systems and the other types of system, the level of insulation considered appropriate also differs: 

· For dwellings with gas/oil programmable heating, at least 50mm loft insulation (if there is loft space)and cavity wall insulation (if there are cavity walls that can be insulated effectively) 

· For dwellings with the less efficient electric storage heaters/LPG/programmable solid fuel central heating, at least 200mm of loft insulation (if there is a loft) and cavity wall insulation (if there are cavity walls that can be insulated effectively). Loft insulation thickness of 50mm is an absolute minimum which will trigger action.
