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1. Policy Statement

We have an ongoing programme to ensure that our properties are well maintained. Sometimes for safety reasons or to avoid excessive disruption to households we may ask the customer (and those living with the customer) to temporarily or permanently move from the home to another. This is known as decanting. We understand that moving from one home to another can cause disruption and become a source of anxiety; North Lincolnshire Homes (NLH) is committed to ensuring that this process runs as smoothly and sympathetically as possible.
2. Introduction
This policy explains how NLH aim to ease the procedure of decanting for our customers and outlines the associated processes.
3. Scope of the Policy
The policy applies to customers of North Lincolnshire Homes who are required to move from one home to another on a temporary or permanent basis.
4. Aims of Policy
· To consider the safety of the customer and household

· To minimise disruption and inconvenience to the customer
· To provide all reasonable assistance 

· To provide one point of contact and keep the customer informed

· To consult fully and consider the customer’s needs throughout the decanting procedure

· To compensate the customer for disturbance associated with a move

· To minimise disruption to neighbours and where appropriate keep them informed

Examples of situations that may require a decant 
·    Major works, demolition or de-commissioning of current home. Sometimes a permanent move will be necessary.

· When there is structural work required e.g. knocking down and rebuilding of walls, roofs or floorboards.

· When the type of work undertaken would make it unsafe for the customer to remain in the property.

· Where a property is determined as having no long term future due to such factors as lack of demand, poor facilities and poor location.

· When major works to replace internal fittings would cause unreasonable inconvenience to the customer.
5. Principles of the Policy
The main body of the policy is broken down into the following subsections:
· Sufficient notice

· Assistance with the move

· Finding suitable temporary or permanent accommodation

· Refusing to move

· Assistance with the move

· Protecting your possessions

· Tenancy rights and responsibilities

· Returning to your permanent home

· Redevelopment and regeneration schemes

· Notice to move

· Double Decanting

· Compensation

· Disturbance Payment

· Home Loss Payment

5.1 Sufficient notice 

Once the asset management department identifies a need for works that require a 
decant, we aim to give at least two months notice to allow the customer sufficient time to prepare. This may not always be possible due to safety issues as a result of damage to a property e.g. a serious flood. In all cases customers (including family members, representatives and other providers) will be consulted and kept informed throughout the process. 
5.2 Assistance with the move

We will arrange an appointment for the customer to view the temporary accommodation offered prior to the move to explain the use of systems such as heating. 
For temporary decants the housing officer will usually be the primary point of contact, responsible for keeping the customer informed throughout the decant process. The housing officer will meet with the customer as soon as convenient to discuss accommodation needs and other support requirements. In some cases we will consult with medical professional’s e.g. occupational therapist to determine any specific or special requirements.
 In certain circumstances where a permanent decant is necessary we have a specialist dedicated decant officer to assist with the process.
In all cases the housing officer and/or decant officer will agree the necessary support package for customers who have particular needs associated with disability or vulnerability. We will provide assistance wherever possible and will liaise with external agencies, e.g. social services, carers and support workers on the customer’s behalf.
5.3 Finding suitable temporary accommodation
If the move is of a very short duration (7-10 days), we may offer the customer a cash incentive to stay with friends or relatives or offer hotel accommodation if this is more convenient.  In such cases the customers’ furniture and belongings will be left in the home. If a stay at a hotel is necessary we will not be able to pay compensation but will cover reasonable costs and pay for the hotel accommodation.
As we will try to find accommodation from within our stock, choice may be limited depending on the timescale available. Accommodation may not be an exact match the customers’ current accommodation but will meet essential accommodation needs i.e. the number of actual bedrooms required based on household size. It may not be possible to comply with all preferences such as access to a garden or ground floor flat unless there is a specific need. We will give every consideration to location preferences in order to minimise travel distance to work, schools or support networks.
5.4 Refusing to move
If the need to move is for health and safety reasons or redevelopment/refurbishment we will normally make up to three reasonable offers of alternative accommodation. If a customer continues to refuse reasonable offers that meet the essential accommodation needs, as a last resort we may start court action order to move the customer from the property. The tenancy agreement provides that we can use court proceedings to recover possession to allow us to demolish, re-construct or re-furbish the home.
5.5 Planning the move
We will assist with removal costs up to £150. For vulnerable people (people of pensionable age or who have a physical or other disability that affects their ability to manage the move independently) we will make all arrangements and cover the cost of removals including packing charges to minimise the disruption to the household. 
We will also meet reasonable expenses associated with the move such as administrative costs associated with utility reconnection. In the case of vulnerable or disabled customers, the officer dealing with the process will supervise any special support arrangements to ensure that they are delivered effectively and consistently.
It should be noted that if a customer signs a contract with a cable/satellite television provider at the temporary address, North Lincolnshire Homes will not be responsible for any charges associated with the contract. 
As part of the move we will provide assistance if required for reconnection of  cookers and washing machines and will provide advice on how the customer can arrange redirection of your mail and transfer of utilities such as gas, electricity and phone connection. Any costs incurred will be deducted from the disturbance allowance.
We will remain in regular communication with the customer following the move with a named officer as the point of contact to advise the customer on progress of the works and advise on an estimated return date.
We will ensure that a gas and electricity safety inspection is conducted at the new address and that a certificate to confirm a satisfactory pass is received.
5.6 Protecting your possessions
It may be possible for items to remain at the permanent address to reduce the upheaval of moving. The officer dealing with the decant will agree this on a case by case basis.

 Any damage or loss associated with the removal process would need to be claimed through the removal company’s insurance and the officer dealing with the decant will assist with this process. 
If it is deemed necessary to remove items such as carpets from the property to avoid damage during works, we will cover the cost of removal and refitting. 
5.7 Tenancy rights and responsibilities
During a temporary move the customer will be issued with a Temporary Housing Agreement for the temporary accommodation. Once the work on the permanent home is completed the customer will be required to return to their permanent accommodation. The customer will not be charged rent in respect of the temporary accommodation. 
North Lincolnshire Homes remains as the landlord and the customer will retain existing tenancy rights and responsibilities and must continue to pay rent for the permanent accommodation. 
We will give reasonable consideration if the customer requests to remain at the temporary accommodation as a permanent address.  This may be possible but will be assessed on a case by case basis.  If the request is granted then the tenancy would cease at the previous address and the temporary housing agreement would be replaced with a new tenancy agreement.  If the application to remain is refused but the customer does not move back we may be forced to apply for a court order that compels the customer to return to the previous permanent address.
5.8 Returning to your permanent accommodation

When works are complete and the customers’ home is ready to be occupied the housing/decant officer will arrange the removal back to the permanent address. We will provide advice on the work undertaken and advise on the operation of any new equipment e.g. boiler.
Should the need arise we will negotiate reasonable compensation for the cost of replacement of damaged items or for the redecoration/alteration of soft furnishings as a result of works. 
5.9 Redevelopment and regeneration schemes

If a move is necessary as part of a redevelopment or a regeneration scheme where a return is not possible, we will try and find suitable alternative permanent accommodation. If the accommodation provided is with us the customer will retain the same tenancy rights.
Tenants requiring permanent moves will be given priority for available properties. In the case of 2 decant tenants wanting the same property; priority will usually be given based on the length of the current tenancy. An exception would be in the extreme cases where a customer has serious/severe extenuating circumstances e.g. terminal illness. Or, in the instance of an adapted property, a professional opinion will be sought to ensure the property meets the customers’ requirements.
 If the customer decides to accept accommodation with us as part of a permanent move, we will aim to offer housing suited to the customers’ needs and where possible find a suitable match to the property moved from.   
It may not always be possible to re-house a customer from within North Lincolnshire Homes’ stock and if this should occur we will provide advice on a range of housing options and explain their rights. We will work in partnership with other housing providers to secure the desired accommodation for our customers.
It may be possible to arrange a permanent move with another landlord, housing association or local authority. If the customer accepts alternative accommodation they will not be able to transfer their existing tenancy rights. The new landlord would advise the customer of the rights associated with the new tenancy; and these may differ from those which the customers presently have. The rent for the new tenancy with the different landlord will depend upon the property accepted and the rent they charge.
5.10 Notice to move
On schemes where we are modernising properties on a phased basis, that is one or a few properties at a time, we will give reasonable notice regarding a move to alternative accommodation.  It may not always be possible to confirm dates far in advance due to negotiations with contractors, programme delays due to adverse weather, delays associated with obtaining planning permission from the Council.
As part of keeping customers informed and getting feedback, we will try to make available a ‘show’ property so that customers can see the work we are doing and view how properties will look after modernisation.
5.11 Double decanting
Due to the nature of some refurbishment programmes, customers may face more than one decant.  We will try to minimise the number of times customers have to move.  If a customer is decanted more than once they will be entitled to an additional disturbance payment.
5.12 Compensation

Reasonable costs associated with the move will be met by North Lincolnshire Homes, on production of receipts or satisfactory evidence of cost incurred. The officer dealing with the decant will advise on what constitutes reasonable costs, which may include:

· Travel costs

· Disconnection and reconnection of gas and electrical appliances

· Cost of altering soft furnishings

· Services or administration costs agreed as applicable as part of the temporary home

5.13 Disturbance Payment

If you move temporarily or permanently to enable work to be carried out we will pay a disturbance payment. This is a variable sum up to £800 to compensate for disruption associated with having to move. Payment will be made as soon as you sign for the new property. North Lincolnshire Homes reserves the right to credit all or part of the disturbance allowance towards current non-housing benefit related rent arrears or any other housing related debt owed to us.
5.14 Home Loss Payment

A significant change to permanent accommodation such as redevelopment which changes the building significantly or demolition could result in a return to the accommodation being unfeasible. If prior to the move a customer has held the tenancy for over one year and is permanently housed elsewhere and cannot return to the previous home, we will pay Home Loss compensation.
This is a fixed sum paid to recognise the upheaval caused by not being able to return to the previous permanent home.  It will only apply if a customer cannot move back to the previous permanent home.  It will not apply if a customer could move back to the permanent home but choose not to do so.  It will only be paid if the property will be substantially different and unsuitable for the customer after the building works have been completed.
Home Loss compensation is currently set at £4,700 in accordance with Housing Corporation guidelines.
Payment will be made when the move to permanent accommodation is complete, payment of first week’s rent has been paid and the keys to the former home have been surrendered. We will deduct from the payment any rent arrears, rechargeable repairs, court costs and any costs of monies that are owed us.
6 Monitoring and Responsibilities
The Head of Housing will monitor the impact of this policy to ensure appropriate and consistent application.

Periodic reports will be submitted to Operations Committee

7. Key Performance Indicators
· Average days to re-let a vacant property 
· Number of vacant dwellings as a % of stock
· Number of decants (temp/permanent) carried out
· Home Loss compensation expenditure
8. Legislation

North Lincolnshire Homes will meet its legal obligations under the following legislation:
· Housing Act 1985 and 1996
· The Home Loss Payments (Prescribed Amounts) (England) Regulations

· Equality Act 2010
9. Links to Other Policies, Strategies and Procedures
· NLH Allocations Policy
· HCL Choice Based Lettings Policy
· Empty Homes Policy
· Asset Management Strategy
· Vulnerable Persons Strategy
· Value for Money Strategy
10. Value for Money
NLH is committed to delivering excellent services that meet the needs of our customers. We must show that our costs compare well with others, reflect priorities and policy decisions and that they are commensurate with service delivery, performance and the outcomes achieved.  The Government has set stretching efficiency targets for all social landlords to achieve over the 3 years from 2005 and 2008.  We have developed an overarching value for money strategy for improving value for money both within this context and the need to deliver continually improving services. Our Value for Money Strategy ensures that we are making the best possible use of our resources by providing a clear, strategic approach to improving value for money and to support the delivery of NLH objectives. 
11. Equality and Diversity
An Equality Impact Assessment will be conducted by a group consisting of staff and tenants to ensure that this policy is as inclusive as possible

12. Communication
Managers must ensure that employees are made aware of written policies, procedures and good practice.  The Policy will be made available to staff via the intranet.
A full copy of the policy and procedure will be made available through the website and on request. 

Where required it will be reproduced in different languages and in different formats.

13. Training
All relevant new employees to the organisation will receive training on the Decant Policy at induction.
14. Review and Monitoring
This policy will be reviewed in 2 years or sooner if there are any significant changes to legislation.
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