We want to hear your views
at this stage
Please note this is not the ballot.
On the basis of the information that you have received so far, what are
your views on the housing transfer proposal?
I am generally supportive of the transfer proposal
I am not generally supportive of the transfer proposal
I am not sure/need more information
Please use the space below to describe any views you have on the
council’s proposal to transfer ownership of its homes to a new-style
Bolton at Home, any views or comments you have on how it could be
improved and to request any additional information you would like.

Formal Consultation
Bolton Council’s proposal to transfer its homes to Bolton at Home

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

If you require more information or would like someone to contact you
on behalf of the council, please write your name, address and contact
telephone number below.
Name: . ................................................................................................................................................................
Address: ............................................................................................................................................................
...................................................................................................................................................................................

...................................................................................................................................................................................

Telephone number: ...................................................................................................................................
Email: ...................................................................................................................................................................
Please return this reply to reach the council by midday on 21st June 2010.

Remember, this is not the ballot.
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This document explains what Bolton Council’s proposal to transfer ownership
of your home to the new-style Bolton at Home means for you and what it
could achieve for you, your home and your community.

How this document works
Throughout this document you will notice a number of symbols, They are there to emphasise a certain
point you should pay special attention to, because they will help you understand more about the
transfer proposal. You will find:

60 second summaries
At the beginning of the
sections you will find a box
which summarises all the
points in that section.

Transfer facts
These are facts about the
transfer proposal which you
need to know before using
your vote.

Glossary
At the back you will find a
glossary explaining some of
the key terms used in the offer
document.

FREEPOST
NAT17203
Transfer Team
1st Floor
The Wellsprings
Howell Croft South
Bolton
BL1 1US

The key
transfer facts
• Repair and improvement

of homes and estates to a
higher standard

• Rents – more for your money
• More funding to improve local

We want to
hear you views
Please let us know what you think by completing
the tear-off form at the back of this document.
The Freepost card gives you the opportunity to
comment on the proposal.
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Part 1

A message from the Tenants’ Panel

Your Bolton, your home, your vote –
what is it all about?

Dear Fellow Tenants

Read this document and use your vote!
The Tenants’ Panel was formed from tenants across Bolton in sprin
g
2009. We appointed Priority Estates Project (PEP), the independe
nt
tenants’ advisor, and have looked closely at the consultation proc
ess
on housing transfer that has been carried out by Bolton at Hom
e and
Bolton Council in the last few months.
We have worked extensively on this offer document which outlines
the future
housing services for Bolton tenants and gives detailed promises abou
t
future investment in our homes and estates. If tenants give the trans
fer the
go-ahead, then these promises will become part of a clear legal contr
act
between the new-style Bolton at Home and the council. These prom
ises will
have to be delivered.
It is very important therefore that all tenants look at the information in
this offer
document before you use your vote in the confidential ballot.
The choice for Bolton tenants is clear:

• do we vote “no” and remain as we are, with the council owning
our homes and Bolton at Home managing them with limited
resources?

second summary

•

Bolton Council is proposing to transfer the ownership and management of its 18,200
homes to a new-style Bolton at Home.

•

Bolton at Home was set up to bring all the council’s homes up to the government’s
Decent Homes Standard and has invested over £235million. Unfortunately this
investment has run out.

•

We believe that this offer document is the best we could have nego
tiated on
behalf of all tenants in Bolton. The choice is now yours and how you
vote is a
matter for you.

The council believes the transfer is the best way forward to bring in investment homes and
estates need. This was agreed after extensive informal consultation with tenants.

•

If the transfer goes ahead, Bolton at Home plans investment of around £124million for
homes over the first five years to bring them up to the Bolton Standard, a higher standard
than the government’s basic Decent Homes Standard.

But whichever way you vote, PLEASE DO USE YOUR VOTE!

•

Compare the projected difference between homes staying with the council and homes
transferring to a new‑style Bolton at Home.

•

Tenants will decide if the transfer can go ahead in a confidential ballot.

• or do we vote “yes” to transferring full ownership to the new-style
Bolton at Home in order to help secure ongoing investment that
would maintain the quality of our housing services and ensure
that all tenants’ homes get the capital investment they need to
bring them up to the high quality “Bolton Standard”?

Thank you,
Bolton Tenants’ Panel
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Your Bolton, your home, your vote –
what is it all about?
Decent Homes Standard up to 2008. It is
not enough to maintain the Decent Homes
Standard or to bring homes up to the higher
standards that tenants have said they want.
Under the current rules, the council does not
have enough money and cannot borrow all the
money needed to improve homes and estates
to the standard tenants want – the Bolton
Standard – and keep them that way in the
future.

Bolton Council is proposing to transfer the
ownership and management of its 18,200
homes to a new-style Bolton at Home.
Bolton at Home is currently an arm’s length
management organisation – a company owned
by Bolton Council, which was set up to manage
housing on the council’s behalf. The council is
proposing that Bolton at Home changes into a
registered housing provider so that it can wholly
own and manage all Bolton’s council homes.
More than 200 councils across the country have
already transferred all or part of their housing
stock, bringing in more than £14billion to be
invested in social housing.

•

The transfer can only go ahead if tenants
vote in favour of change.
This document sets out exactly why the council is
proposing the transfer and what the implications
are for you as a council tenant. It has been
developed following extensive consultation with
tenants. This is a formal consultation document
and the council is legally required to send it to you.
It is very important that you take the time
to read this document. The proposals set
out how the transfer would affect your
future and the home you live in.

Here is why Bolton Council is
proposing the transfer
•

•

4

Bolton at Home was set up in 2002 to enable
the council to access additional government
funding. The funding was needed to tackle
a maintenance backlog and to bring homes
up to the government’s minimum standard,
known as the Decent Homes Standard.
Bolton at Home has been very successful.
It has invested more than £235million
to improve housing. Unfortunately, this
investment was only enough to meet the

Over the next 30 years around £1.2billion
needs to be invested in homes and estates
to meet and maintain the standard that
tenants have said they want. In the next five
years alone around £124million is needed for
improvements to homes and estates – around
£58million more than the council currently
projects it could spend in that period.

Transfer fact
Bolton Council is proposing
to transfer the ownership and
management of its homes to a
new-style Bolton at Home.
•

Without continued investment the standard of
housing would gradually decline. A significant
number of council tenants are also still waiting
for improvements to their homes.

•

As things stand, around 1,000 properties a
year would fail to meet the Government’s
Decent Homes Standard because of reduced
investment if the transfer doesn’t go ahead.

•

The council believes the transfer is the best
way to bring in investment to homes and
estates. This was agreed after extensive
informal consultation with tenants who have
had significant involvement in shaping these
proposals.

Your Bolton, your home, your vote –
what is it all about?
The options considered
The council has carried out an appraisal of the
different options. This found out how much extra
money is needed to improve the condition of
homes over the next 30 years. In addition, an
in‑depth consultation exercise has been carried
out by the council, working with the Tenants’
Panel. The panel is made up of volunteers from
Bolton’s tenants’ groups. The appraisal looked
at all the alternative solutions for investing in the
management and maintenance of the council’s
homes in the future.
The options were:

•

transferring your homes to a new registered
housing provider, i.e. to a new‑style Bolton at
Home.

•

setting up a Private Finance Initiative (PFI).

•

transferring your homes to an existing
registered housing provider.

•

keeping the existing arrangement of Bolton
at Home as an arm’s length management
organisation.

•

keeping ownership of your homes with the
council and taking back the management of
your home to the council.

After a detailed examination of all these options
and after consulting with other tenants, the
Tenants’ Panel believes that the best option is a
proposal to transfer ownership and management
of council homes to a new-style Bolton at Home,
which would become a new registered housing
provider. It would be independent of the council
and run on a not-for-profit basis.
The council supports this decision and believes
the transfer is the only realistic option to provide
both the funding that Bolton’s council homes
need and the services that Bolton’s tenants want.

Part 1

The rest of this document will go on to explain
the benefits the transfer could bring and what this
would mean for you as a tenant.

Transfer fact
The council and Tenants’ Panel
believes the transfer is the best
way to bring in investment to
homes and estates.

Housing Finance Review
The government has recently published a further
consultation on a possible reform of the Housing
Finance system. The proposal is that the current
housing subsidy system is replaced with a self
financing system for local housing authorities.
The new system would mean that the council
would take on a proportion of the collective
national housing debt and, in return, would be
able to keep all of its rental income and capital
receipts from right to buy sales. In calculating
the debt Bolton would take on, the government
would increase the allowance for major repairs
in order to deliver an expanded Decent Homes
Standard. This standard, however, is lower than
the Bolton Standard.
The detail of this proposal was published at the
end of March 2010. It would have to be agreed
voluntarily by council housing authorities to be
implemented by 2011. Otherwise the government
is likely to have to make new laws to change the
system. This change would then not take effect
before April 2012.
If this proposal was implemented, the funding
available to the council for major works to its
homes would be £14.83million per year. This is
higher than the £10.75million the government
made available this year. Over five years, there
could be £74million available for improvements,
compared to a projected £124million with the
5
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Your Bolton, your home, your vote –
what is it all about?

transfer which is £50million less than would be
available if the transfer was to take place.
See table below.

Transfer fact
If the transfer goes ahead,
around £124million could be
spent on homes and estates in
the first five years.

What are the key benefits of
the transfer?
The proposal to transfer the ownership of housing
to the new-style Bolton at Home would mean
significantly more resources available to improve
and maintain homes and estates if tenants vote
yes. If the transfer goes ahead. Bolton at Home
plans to invest around £124million for investment
in homes and estates over the first five years to
bring them up to the Bolton Standard, a standard
which is higher than the government’s basic
Decent Homes Standard.
This would mean new or upgraded modern
kitchens and bathrooms (for homes that do not
have them and need them) within five years of the
transfer.

•

•

Where needed and appropriate, security
measures such as CCTV, door entry systems
and security lighting will be provided as well
as essential equipment for the antisocial
behaviour team.
Improvements to your estate and area,
including new fencing, and improved
pathways to properties.

Bolton at Home would continue to work with
the council to also improve car parking, refuse
collection and recycling facilities. In addition,
it would support the council in any plans to
improve local roads and footways, public spaces
and play areas.

Compare the difference
Total investment in homes over five years
(excluding repairs and maintenance)
Total projected
investment in homes

Staying with the
council as it is now
(‘NO’ vote)
Proposed Housing
Finance Review
(‘NO’ vote)

As part of the £1.23billion 30 year investment
plan, the following programmes of work would
also be carried out:

•

Investment in external refurbishment to help
protect homes eg: work to roofs, brickwork,
rainwater goods and external doors.

•

Installation of modern energy efficient heating
and insulation systems which could help
tenants benefit from lower fuel bills.

•

Electrical rewires (including extra sockets),
where needed.

•

Further door replacement schemes to offer
added security.
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Your Bolton, your home, your vote –
what is it all about?

£66million

Total projected
investment in homes

£74million

Total projected
investment in homes
and estates

Transferring to
become a tenant of
Bolton at Home
(‘YES’ vote)

Total investment in homes over 30 years
(including repairs and maintenance)
Total projected
investment in homes

Staying with the
council as it is now
(‘NO’ vote)
Proposed Housing
Finance Review
(‘NO’ vote)

Total projected
investment in homes

£970million

Increasing the opportunities for tenants to be
involved in the management of their homes
and services.

Why could the new-style
Bolton at Home carry out this
level of investment and the
council cannot?
There are a number of reasons why the council
cannot do all the repairs and improvements that
it would like. The main reasons are in the table
below:

Total projected
investment in homes
and estates

Transferring to
become a tenant of
Bolton at Home
(‘YES’ vote)

£1.2billion

If the transfer goes ahead, the new-style Bolton at
Home would be able to access the money needed
to carry out improvement works and to make sure
homes would be kept up to the Bolton Standard.

•

Current government restrictions mean that
the council cannot borrow all the money
needed to pay for modernisations and
improvements.

•

Currently the council has to pay more than
75% of its receipts from right to buy sales to
the government. This is then re-distributed
across the country.

•

The new-style Bolton at Home would work
within different financial rules to the ones
that apply to the council. It would have
more freedom to raise money to pay for the
works, as most of the current debt would
be written off. It would also be able to pay
back money over a long period – usually 30
years.

•

There is no requirement to return right to buy
money to government.

In addition, and in consultation with tenants,
the new-style Bolton at Home would be
committed to:

•
•
•

Improving the quality and speed of repairs.

•

Working with Bolton Care and Repair to
develop a handyperson scheme for tenants
(there would be a minimal charge for this
service).

£124million

Based on current council projections Bolton
at Home would have at least £50million more
to spend in the first five years after the transfer
(this is using the Housing Finance Review as
the baseline figure).

£680million

•

Part 1

Developing a fencing programme.
Developing a gardening and decorating
scheme for older tenants and those who need
support (there would be a minimal charge for
this service).

•

Doubling the investment in aids and
adaptations to help people who are disabled.

•

Creating a 24hour reporting and response
service to tackle antisocial behaviour.
7
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Your Bolton, your home, your vote –
what is it all about?

Your Bolton, your home, your vote –
what is it all about?

Part 1

Compare the difference for yourself
Here we compare the projected differences between homes staying with the council and homes
transferring to a new-style Bolton at Home.
If there is a “NO” vote and
homes stay with the council

If there is a “NO” vote and
homes stay with the council

If there is a “YES” vote and homes
transfer to the new‑style Bolton at Home

Money for
improvements
to homes over
five years

The council currently expects
it would have a limited
improvement programme,
with only around £66million
available for improvements
within the next five years.

Around £124million could be accessed for
investment in the first five years to bring
homes up to the higher Bolton Standard.

Number
of homes
receiving
improvements
over five years

This could mean, in the next five
years:

This could mean, in the first five years:

•

•

New or upgraded kitchens and bathrooms
for around 8,300 homes.

•

External refurbishment for around 6,650
homes.

•

New or upgraded heating systems for
around 3,600 homes.

•

Environmental improvements to benefit
around 7,450 homes.

•
•

Repairs
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New or upgraded kitchens
and bathrooms for around
1,750 homes.
External refurbishment for
around 1,850 homes.
New or upgraded heating
systems for around 1,900
homes.

•

Environmental improvements
to benefit around 950 homes.

•

•

New double glazed windows for around
1,800 homes.

New double glazed windows
0 homes.

•

Electrical rewires for around 2,000 homes

•

Electrical rewires for around
1,000 homes.

•

The council does not expect
it would be in a position
to offer additional repair
appointments.

Repairs
(continued)

•

Environmental
improvements
The following improvements could be
afforded over the first five years:

•

Majority of routine repairs completed at the
first visit.

•

The range of repairs involving
appointments extended.

•

Without investment, the
condition of the houses will
deteriorate and result in
an increase in the demand
for repairs. Budgets would
not be enough to meet this
demand which would mean
that repairs backlogs would
develop.
Some of the regular work the
council plans for homes –
such as maintaining doubleglazing and keeping gutters
clear – would also reduce as
more resources would need
to be focused on priority
repairs.

No money likely to be available
to address long-standing
problems such as gates,
fencing and parking.

If there is a “YES” vote and homes
transfer to the new‑style Bolton at Home

•

Emergency target response time reduced
from 24hours to 12hours.

•

Two hour target response time for extreme
emergencies e.g. burst pipe.

•

Average target response time for
completion of non-urgent repairs reduced
to seven days (currently nine days).

•

Continued investment in computer systems
to increase service efficiency and improve
value for money.

•

Appointment reminders sent the day
before via SMS text, telephone or voicemail
and again when the operative is on route.

•

Opportunity for tenants to provide
feedback immediately after a repair has
been completed.

•

Improved quality control through an
increase in post-inspection of completed
repairs.

•

With tenant involvement, look at demand
for evening appointments for routine joinery
and plumbing repairs.

•

Provide a repairs reporting line on
Saturdays between the hours of 9a.m. to
4p.m.

Over the first five years around £10million
would be budgeted within the investment
programme to be available for external,
environmental improvements across the
borough.
The money would be spent on:

•
•
•
•

fencing and gates
parking
lighting
security improvements.
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Your Bolton, your home, your vote –
what is it all about?
How has this document been
developed?

If there is a “NO” vote and
homes stay with the council
Sheltered
housing
service

Antisocial
behaviour

The council does not expect
it would be in a position to
offer enhancements beyond
the Decent Homes Standard
to individual properties or
communal areas

If there is a “YES” vote and homes
transfer to the new‑style Bolton at Home
Service improvements would include:

•

further improvement works to sheltered
housing schemes to help make sure
properties are both comfortable and
desirable to older people, as well as being
accessible

The council believes around
£600,000 would be available
each year for aids and
adaptations for people who
have a disability.

•

within the investment programme
£1.25million is budgeted to be available
each year for the first five years for aids
and adaptations for people who have a
disability.

No money is budgeted to
be available to improve the
current service and future
restrictions on funding could
lead to reductions in the level of
service.

Funding to improve the current service
provided by a dedicated antisocial behaviour
team, including:

•
•
•

an extended out of hours response service
enough staff to provide expert advice and
support
installation of more security improvements
to homes and estates e.g. CCTV, lighting.

Rents

Affordable rent, set-in line with
government rules.

Affordable rent, set in-line with government
rules.

Rights

Stay the same.

Key rights of council’s secure tenants would
be protected including the right to buy (which
would become the preserved right to buy)
and the right of succession. Any previous
successions would be disregarded.

Tenancy agreement can be
changed after consultation.

Apart from changes to rent and charges,
the new-style Bolton at Home’s tenancy
agreement could only be changed with a
tenant’s individual written consent.
Tenancy
agreement
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The existing tenancy agreement
would remain.

A new tenancy agreement which has been
developed with tenants and protects your
key rights would be offered to qualifying
transferring tenants.

An extensive consultation exercise has taken
place over the last few months to identify
your priorities for the future. The council and
Bolton at Home have used this information to
develop the content of this offer document.
The Tenants’ Panel has worked closely with the
council to make sure that tenants’ views have
been listened to. The independent tenants advisor,
Priority Estates Project (PEP), has also been
involved throughout the consultation process.

Transfer fact
Tenants will decide if the
transfer can go ahead in a
confidential ballot.

Next steps
A strict process of consultation is set out by
government. The council must follow this process.

Stage one:
This is the period of formal consultation on the
offer document. During this period, staff will
take every opportunity to visit you at home to
discuss the proposal. A short DVD has also been
produced by the council.
Following this, the council will consider tenants’
comments on the transfer proposal. The council
will then decide whether this proposal needs to
be amended and whether to go ahead with the
ballot. If the council decides not to go ahead
with the ballot, then the process stops and the
transfer proposal goes no further.

Stage two:
If the council decides to go ahead, you would
be sent a letter called the ‘Stage two letter’. This
letter would describe the significant changes,

Part 1

if any, that have been made to this proposal
following the responses received at stage one
and whether the council has decided to proceed
with the ballot. It would also explain your right to
make representations to the Secretary of State.

Ballot
A confidential ballot would be organised by an
independent organisation called Electoral Reform
Services. Every secure and introductory tenant
would have a vote on the proposals. This means
that joint tenants would each have a separate
vote. Neither the council nor Bolton at Home
would know which way you voted.
The ballot paper would be delivered to your
home with a pre-paid envelope for you to send
back your vote. You would also be able to vote
by telephone (freephone), text message or
on the internet. Electoral Reform Services is
independent of the council and Bolton at Home.
The transfer would only go ahead if the majority
of tenants who vote, vote YES in the confidential
ballot. If you do not vote it will not count either way
towards a decision. After the ballot the council
would inform all tenants of the ballot result and
whether it intends to proceed with the transfer.
and how further representations to the Secretary
of State can be made.
Whatever your view, it is very important
that you use your vote.

Transfer fact
Every secure and introductory
tenant will have a vote.

What are the consequences of
a ‘no’ vote?
If a majority of voting tenants vote NO, the
transfer to the new-style Bolton at Home
11
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would not happen and you would stay as a
council tenant. If there are any changes in the
future, they would be the subject of further
consultation. If the transfer does not happen,
the improvements to your home described in
this offer document would not go ahead as
proposed.

Transfer fact
The transfer would only go
ahead if the majority of tenants
who vote, vote yes in the ballot.
In the event of a ‘no’ vote, the council would
still be required to try to maintain the Decent
Homes Standard and would be expected to put
all possible resources from its housing revenue
account into trying to achieve it. This is likely
to come at a significant cost to other housing
services as the council currently expects to
have fewer resources than it does now.
This would have an impact on services and
could mean job cuts. Despite the savings
generated by making these cuts there is still
expected to be a significant shortfall in the
council’s financial ability to maintain the Decent
Homes Standard in all its properties.

Where to get more information
There are a number of ways in which you can get
more information:

•
•

Call PEP, your independent tenants’ advisor, on
Freephone 0800 328 0845
Contact the council’s transfer team on 01204
337681 or email transferteam@bolton.gov.uk

•

Contact your local Tenants’ & Residents’
Association. If you are not sure how to, ring
Bolton Affiliation of Tenants’ and Residents’
Associations (BATRA) on 01204 335202.

•

Contact your local councillor
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what is it all about?

About the new-style Bolton at Home

Your right to comment
The council is committed to carrying out an
open and detailed consultation process with
tenants, and you have a major role to play in the
consultation.
The council will consider any comments tenants
and leaseholders make on the proposal. There is
a card to help you make comments included in
this document. Please send your comments in to
reach the council by midday on 21st June 2010.

Transfer fact
Tenants can get more advice
from PEP, the independent
tenants’ advisor, on freephone
0800 328 0845.

6

second summary

•

If the transfer goes ahead Bolton at Home would become a Registered Provider.
This would only be possible if the majority of tenants, who vote, vote in favour of the
transfer.

•

The new-style Bolton at Home would take over the ownership and management of the
council’s homes.

•

The aim of the new-style Bolton at Home, and all of its work, would be to provide and
manage affordable, quality homes and services for people who need them.

•

If the transfer goes ahead, the government would write off most of the council’s housing
debt. This would mean that the new-style Bolton at Home would start debt free, enabling it
to bring in the additional money needed to improve homes.
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Bolton at Home is currently a notfor-profit arm’s length management
organisation owned by Bolton Council.
It is a company limited by guarantee and
was set up in 2002. Bolton at Home is
currently managed by a voluntary board
made up of tenants, independent people
and Bolton councillors.
If the transfer goes ahead Bolton at Home would
convert to become a registered housing provider.
This would only be possible if the majority of
tenants who vote, vote in favour of transferring to
the registered housing provider.

Transfer fact
If the transfer goes ahead
Bolton at Home would become
a registered housing provider.

The aim of Bolton at Home, and all of its work,
would be to provide and manage affordable,
quality homes and services for people who need
them. Its focus would be:
“Creating great homes in great
communities”
Bolton at Home wants to invest in and regenerate
the areas in which you live. In partnership with the
council, Bolton at Home has developed a three
fold approach to achieve this – Transforming
Estates. It comprises:

Improving the environment
The council and Bolton at Home would work to
make sure that not only are your homes warm,
comfortable and decent, but that the environment
around your home is also safe, pleasant and
somewhere to be proud of. Decisions about
which improvements are needed and what to do
first, would be taken with tenants.

The new-style Bolton at Home would:

•

be based in Bolton.

•

be an independent social landlord, registered
with the Tenant Services Authority (see page 16).

•

be run as a not for profit organisation, with any
profit being reinvested in improving homes
and services for local people.

•

be run by a board – as it is now – of a third
tenants, a third councillors and a third
independent people.

•

be locally accountable through the board

•

provide the same services, with the same staff
as now.

•

apply to become a charity, securing significant
financial advantages.

•

continue to work for the benefit of tenants and
the wider community.
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of current and future generations of waiting list
applicants. Many of these applicants will be the
children of current tenants. Bolton at Home and
other partners will work together to build new
affordable homes.

Investing in communities
Bolton at Home would provide opportunities
for tenants to access training and jobs through
apprenticeships, volunteering and creating
opportunities for developing skills. This could be
either directly within Bolton at Home or through
links with other employers.

How would the new-style
Bolton at Home be set up?
The new-style Bolton at Home would take over
both the ownership and management of the
council’s 18,200 homes if tenants who vote,
vote in favour and the Secretary of State gives
approval.
If the transfer goes ahead, the government would
write off most of the council’s housing debt.
This would mean that Bolton at Home would
start debt free, enabling it to bring in the
additional money needed to improve homes to
the Bolton Standard.
If the transfer does not go ahead, then the debt
would remain with the council and the rent paid
by you – and future generations – would be used
to pay off the interest on the existing debt.

Where would Bolton at Home
get the money from to pay for
improvements to the housing
service?
Increasing the supply of affordable
housing
The council is committed to providing more
affordable homes to meet the housing needs

As the new-style Bolton at Home would start
off debt free, it would be able to borrow money
to pay for the improvements explained in this
document from lenders such as high street banks
and building societies.

Part 2

The loans would be repaid over around 30 years
and the cost of repaying them would be met
from rent.
The transfer is projected to make available
funding of around £1.2billion over the next 30
years to help make sure the maintenance and
improvement of homes and estates is sustainable
in the long-term. Bolton at Home would borrow
this money from private lenders, such as banks
and building societies. The council is unable
to do this because it is bound by different
financial regulations. These regulations currently
mean it can not borrow the money to make the
investment in your homes in the same way as a
registered housing provider can.
In the first five years after the transfer, Bolton
at Home plans to invest around £124million
to improve homes and estates to the Bolton
Standard. This is around £58million more funding
than is currently expected to be available if you
remain with the council.

Transfer fact
If the transfer goes ahead, the
government would write off
the council’s housing debt.
If the transfer takes place, Bolton at Home would
work to a 30 year business plan. Being able to
work over this length of time would enable Bolton
at Home to plan for a stable and secure future.
Bolton at Home would be able to show, through
the regular reviews of its business plan, that rent
is being spent on local home improvements,
developments and services for the benefit of its
tenants.
Bolton at Home’s business plan would be
monitored by the board and checked by
independent financial advisors and the Tenant
Services Authority. Before the transfer could take
15
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place, the business plan would be very carefully
examined for the government by the Homes
and Communities Agency, and as part of its
registration assessment by the Tenant Services
Authority. The business plan will also be checked
by the lenders that provide funding, to make sure
it is financially sound.
Any surplus or additional money Bolton at Home
received, could only be re-invested into works
and services.

How would the promises set
out in this document be kept?
This document sets out promises about what
services Bolton at Home would deliver if a
transfer takes place. Before the transfer takes
place Bolton at Home would be required to enter
into a legally-binding contract with the council.
This agreement would be drawn up to give the
council rights to enforce the promises made in
this document. The agreement must be approved
by a government minister– the Secretary of State
for Communities and Local Government.
In addition to the council’s role in monitoring
Bolton at Home, the Tenant Services Authority
would also be responsible for monitoring the
delivery of the promises made in this document.

Working closely with the
council
If the transfer goes ahead, the council would no
longer be your landlord, but it would still have a
role. The council would continue to be a strategic
housing authority and would work closely with
the new-style Bolton at Home to make sure the
promises set out in this document are delivered.
The council would have a legally binding
agreement with Bolton at Home that would be
monitored through quarterly meetings. Any
problems or difficulties would be discussed and
resolved, as well as developing improvement
plans for the future.
16
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About the new-style Bolton at Home

Improving your home to the Bolton Standard

What role would councillors
have?
If the transfer goes ahead, you would still be able
to ask councillors to act on your behalf if you
have problems with your housing, just as you
can now. Councillors would also sit on Bolton
at Home’s board. They can also raise issues of
concern with the regulator, the Tenant Services
Authority.

Working in partnership
Bolton Community Homes is the strategic
housing partnership for the borough, bringing
key organisations together, including registered
housing providers, the council, Bolton at Home,
the voluntary sector and private sector partners,
together with a private landlord representative
and a developer representative.
The partnership, which has been run over
many years, has been successful in delivering
millions of pounds of investment into Bolton and
overseeing the delivery of thousands of new and
refurbished homes for affordable rent and sale.
Bolton Community Homes as a partnership works
collectively to develop and support sustainable
communities and provide a range of coordinated
services (such as Find a Home which lets
council and registered housing provider homes
in Bolton).
Bolton at Home has been an integral partner
within Bolton Community Homes, leading and
supporting many initiatives. If the transfer takes
place, Bolton at Home would continue to be
a major participant and contributor to helping
improve services and the environment for local
people.

6

second summary

•

The council wants Bolton at Home to be able to continue to invest the necessary level of
funding in homes and that is why it is proposing the transfer.

•

The transfer would mean that in the first five years Bolton at Home could invest around
£124million to help improve homes – around £58million more than the council estimates it
would have available.

•

Bolton at Home would carry on improving the environment and as part of the investment
programme plans to invest around £10million in environmental improvements in the first
five years.

•

If tenants vote to transfer to the new Bolton at Home, it would increase the amount of
money that is available to be spent on homes for the next 30 years.
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The Bolton Standard explained
Over the past eight years, the council, working in
partnership with Bolton at Home, has managed
to improve more than 12,500 council houses
to make sure that all Bolton’s council housing
reached the government’s Decent Homes
Standard by April 2008 – two years ahead of the
government’s deadline.

You have told us that making your
homes secure and modern should be a
priority for Bolton at Home. This section
describes the improvements that would
be undertaken to homes if the transfer
goes ahead.
Bolton at Home has been very successful
in improving homes as an arm’s length
management organisation. The council wants
Bolton at Home to be able to continue to invest
the necessary level of funding in your homes
and that is why it is proposing the transfer.
The improvement of housing is a continuous
cycle and the transfer would mean a planned
investment of around £1.2billion over the next
30 years. This would go towards continual
maintenance and improvement of homes and
estates.
The transfer would mean that in the first five
years after the transfer the new-style Bolton at
Home could invest a planned £124million to
help improve homes to the Bolton Standard.
This amounts to £58million more funding than it
is estimated would be available if you remained
with the council.

The Decent Homes Standard alone does not
meet the needs and expectations of our tenants
– you may know this already, if you have not
received all the improvement works to your home
yet. For example, the Decent Homes Standard
would not improve as many kitchens and
bathrooms as you would like and environmental
improvements are not included in the standard.

Improving your home to the Bolton Standard

What would the
Bolton Standard
mean for you?
The diagram below shows what improvements are planned in the first 5 years.

External refurbishment for around
6,650 homes

The Bolton Standard covers more than just
specific improvements to individual properties.
It is about achieving great homes in great
communities and has evolved as a result of
continuous consultation with tenants. The
standard significantly exceeds the Decent Homes
Standard, which simply aims to provide a safe,
warm and weather tight home for tenants.

Transfer fact
The transfer would mean
a planned investment of
around £1.2billion over
the next 30 years.
The Bolton Standard can only be achieved if
there is:

•

sufficient funding

•

continued support and involvement of tenants

Part 3

New double glazed
windows for around
1,800 homes

New or upgraded
kitchens and bathrooms
for around 8,300 homes

New or upgraded
heating systems for
around 3,600 homes
Environmental
improvements benefiting
around 7,450 homes

Electrical rewires for around
2,000 homes

If the transfer goes ahead the improvements
would start after the transfer in summer 2011.
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The table below shows how many homes the council estimates could be improved to the Bolton
Standard in the first five years after the transfer. This is compared to around how many homes are
likely to be improved if homes stayed with the council.

Improving your home to the Bolton Standard

bath only; and consideration would also be given
to requests for shower only. For tenants with
health or mobility problems assessments would
be made for suitability for walk-in showers or wet
rooms and the cost and practicality of this.

Repairs and improvements

With the council (stay as you
are) the next five years

The Bolton Standard (with the
transfer) in the first five years

New or upgraded kitchens
and bathrooms

for around 1,750 homes

for around 8,300 homes

If the transfer does not go ahead then, unless the
council’s finances improve, this may mean some
tenants who have not had a new or upgraded
kitchen or bathroom could be waiting another
10 years or more for the kitchen and bathroom
programme to come to their estate.

External refurbishment

for around 1,850 homes

for around 6,650 homes

External refurbishment

New or upgraded heating
systems

for around 1,900 homes

for around 3,600 homes

Environmental
improvements

benefiting around 950 homes

benefiting around 7,450 homes

New double glazed
windows

for around 0 homes

for around 1,800 homes

Electrical rewires

for around 1,000 homes

for around 2,000 homes

The transfer would enable the new-style Bolton
at Home to access the funds needed to
improve and maintain your home beyond the
government’s Decent Homes Standard, to meet
the  Bolton Standard.
The detailed programme would be agreed
through consultation with tenants and set by
Bolton at Home’s board. It would include:

New or upgraded kitchens and
bathrooms
Upgrading or installing new kitchens and
bathrooms to around 8,300 homes. This means
new or upgraded kitchens and bathrooms for
6,500 more properties than the council estimates
would be possible without the transfer. The main
focus will be on replacing or upgrading kitchens
and bathrooms to all homes that have not yet
been updated and need them.
The aim would be to complete the programme within
a five year period from the date of the transfer.
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Transfer fact
If the transfer goes ahead,
there would be around
£10million in the investment
programme to be invested
in the environmental
improvements in the first
five years.
Tenants would be fully involved in the design and
layout of their kitchen and bathroom which would
reflect their individual needs and preferences,
where practicable. Additionally the Bolton
Standard offers tenants wall tiling, slip resistant
floor covering and decoration (for the room being
updated) as part of the improvements.
Whenever practicable, tenants would be offered
the choice of having a shower over the bath or

External refurbishment programmes would include
new roofs, pointing and brickwork improvements,
rain water goods and uPVC windows.
Work to the outside of your home is central
to making sure it meets the Decent Homes
Standard and Bolton at Home would develop and
support wider environmental improvements to
make the estates look better and meet the higher  
Bolton Standard.
With the transfer, Bolton at Home expects to be
able to provide external refurbishment to almost
5,000 more homes in the first five years than the
council currently projects.

Heating
The heating renewal programme would continue,
targeting the removal of older and less efficient
heating systems and replacing them with new
energy efficient heating.
There would continue to be a commitment to
investigating and implementing new energy
efficient products and services. For example,
bio-mass boilers, air source heat pumps and
solar thermal systems. Bolton at Home would
continue with its commitments as a partner within
the Bolton Affordable Warmth Steering Group to
tackle and reduce fuel poverty in Bolton.
With the transfer, Bolton at Home expects to be
able to provide new or upgraded energy efficient

Part 3

heating systems to around 1,700 more properties
in the first five years.

Electrical works
Bolton at Home would continue to undertake a
programme of electrical re-wires and upgrades.
Funding would allow for new modern wiring that
meets the demands of contemporary living with
more appropriately placed sockets and light
switches.
With the transfer, Bolton at Home expects to be
able to provide electrical works to around 1,000
more properties in the first five years.

Door replacement programmes
Improved front and rear doors for better security
would continue to be installed where necessary
as part of the door replacement programme.
Doors in need of renewal would be replaced
with more modern secure doors; these offer a
multi-locking system and overall require less
maintenance than existing hardwood doors.

Transfer fact
If tenants vote against the
transfer, then the council
does not expect it would have
enough money to improve
and maintain property to the
Bolton Standard.
Design and specification
All works would be completed to the  Bolton
Standard, which has been developed as a result
of consultation with, and the involvement of,
tenants. Consultation and involvement of tenants
would continue.
The specification is designed to help make sure
that all works are completed in accordance with
the needs of individual tenants and, where Bolton
at Home is unable to meet these needs, they
21
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would liaise with other organisations who can
provide help.

What happens if I have already
had the work done to my home?

neighbourhood housing offices and through the
council’s contact centre – Access Bolton.

The right to do your own
improvements

The design and specification incorporates,
wherever practicable, current disability standards
(these are known as Lifetime Homes Standard).
These include appropriately positioned sockets
and light switches and easily accessible controls
to radiators and fires. Although homes can only
be officially classified as meeting the Lifetime
Homes Standard once they meet all the criteria,
Bolton at Home would, wherever feasible, carry
out works to assist mobility.

If tenants vote to transfer to the new‑style Bolton
at Home, it would increase the amount of money
that is available to be spent on homes for the
next 30 years. This would mean that Bolton at
Home would be able to maintain and improve
your home for future generations, ensuring that
homes continue to have modern facilities and are
safe and in a good state of repair. If tenants vote
to transfer, Bolton at Home would plan to replace:

Tenants would be contacted directly before any
work starts on their home, with details of when
work is likely to start, how long it would take, and
any choices that they have in relation to this work.

If the transfer goes ahead, you would still be
able to improve your home, with the appropriate
written permission from the new-style Bolton at
Home as well as any other consent you may
need, such as planning. If you improved your
home and moved home afterwards, you may be
entitled to some compensation. You must leave
the improvements intact to get the compensation.

The environment
Bolton at Home would carry on improving the
environment within the investment programme
and plans to invest around £10million in
environmental improvements in the first five years
following the proposed transfer. Bolton at Home
would continue to work with local people to set
priorities for spending and would actively pursue
other funding and partnership working to keep
neighbourhoods secure and looking smart, green
and pleasant. The work could include:

•

•

Environmental works to the properties,
such as:
–– Flagging

–– Ramps

–– Fencing

–– Handrails

–– Gates

–– Driveways

Environmental works to local neighbourhoods
(in consultation with local people), such as:

Kitchens about every 20 years.

•

Boilers about every 15 years.

•

Front doors about every 30 years.

•

Bathrooms about every 30 years.

•

Smoke detectors about every 15 years.

•

Who would do the work?

Flat roofs about every 15 to 20 years.

The new-style Bolton at Home would work
in partnership with contractors to deliver the
maintenance and improvement programme.

Transfer fact
The new‑style Bolton at Home
would work in partnership with
its contractors to deliver the
improvement programme.
So even if you have had work done to your home
recently, the transfer would give Bolton at Home
access to funds to help to keep your home to that
standard or improve it, as and when repairs are
needed.

–– Community gardens

–– Fencing

–– Safe play facilities

Keeping you updated

–– Hard standings

–– Ginnel improvements

The new-style Bolton at Home would provide
regular information updates for tenants. Details
would be provided on the type of work planned
for areas and when the work is likely to start
and be completed. The information would be
available through newsletters, on the internet, at

––
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•

–– Parking areas

–– Working with the % for Arts team to provide
customer led environmental projects, such
as street signs, community gardens etc.

Bolton at Home would continue to carry out
improvements to your home in the most effective
and least disruptive way possible. Under most
circumstances, tenants would be able to stay in
their home while the work is being done.
A team of tenant liaison staff would continue to
be on hand to provide advice and support for all
tenants, particularly those who may need extra
help and support, before, during and after the
works take place.

Bolton at Home would look at different
contracting options, to get the best deal for
tenants in your area. Tenants would continue to
be involved in the selection of any partners.
Contractors must also prove that they give good
value for money and have an excellent record
of doing similar work. They would continue to
follow the high standards of conduct in your
home previously agreed by tenants with Bolton at
Home, and they would have specialist staff you
could talk to about the work.

You may have already made some of the
improvements planned. As long as the work has
been done safely and to current standards and
with the appropriate permissions, you could ask
Bolton at Home to leave the work untouched. So
if you have, for example, fitted your own kitchen
you would be able to keep this.

Quality monitoring
The new-style Bolton at Home would continue
to employ dedicated teams to prepare, manage
and supervise the work in full consultation with
you. Checks would be made to make sure the
work is completed properly and feedback on
satisfaction with the work would be sought from
every tenant when it is completed. Tenants would
also be invited to provide feedback at the end of
any works to help monitor contractors.
Performance targets would be set and standards
agreed and monitored by the board.

The work would be based on the existing and
future housing condition surveys as well as the
priorities identified through consultation and
involvement from tenants, residents and others.
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Improvements already
completed
The aim of the investment programme is that any
improvements that Bolton at Home has already
completed would be maintained to the  Bolton
Standard.

Would I have to move out while
the work is carried out?
It is very unlikely that anyone would have to move
out while improvement work is being carried out.
If you do have to move, the new-style Bolton at
Home would help you cover reasonable costs.
Bolton at Home would work with experienced
contractors who would be sympathetic to your
needs and would make sure the work runs as
smoothly as possible.
In addition, Bolton at Home would set up
temporary centres in the area if you need a break
for an hour or two during the day while work is
being carried out to your home. If serious health
and safety or medical issues arise, Bolton at
Home would make specific arrangements, in
consultation with you, to enable the work to
take place.

Tenants with specific needs
Requirements of tenants with any specific needs,
such as a disability, would be taken into account
when improvement works are carried out

What would happen if the
transfer does not go ahead?
One of the aims of the transfer proposal is
to make sure that there is enough money in
the future to maintain homes to the Bolton
Standard. If the transfer goes ahead, then
Bolton at Home would have access to the
money it expects it will need to replace items
in your home when they have reached the end
24
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of their useful life – an example of this would
be central heating boilers. There would also be
money to carry out maintenance such as reroofing and pointing when it is needed.
If the majority of voting tenants vote against
the transfer, then the council does not expect
it would have enough money to improve and
maintain properties to the Bolton Standard.
Expenditure and services would have to be cut.
Bolton at Home would continue to maintain
the homes on the council’s behalf, but with
a substantially reduced budget. Unless the
council’s finances improved, this would mean
reduced levels of staff, which could mean the
loss of more than 130 jobs to carry out repairs
and improvements. As such, timescales would
be longer for completing work and not all
service improvements would be possible.

Transfer fact
If tenants vote ‘no’ the council
cannot afford to deliver the
improvements tenants want.
What would happen with day‑to‑day
repairs?
The new-style Bolton at Home would not
reduce the repairs service to fund the
improvement programme. More details on the
improved repairs service are in chapter four
of this offer document. Bolton at Home would
be responsible for all repairs that it currently
carries out on behalf of the council.
If the transfer does not go ahead, the council
would continue to own your home. Bolton at
Home would carry on managing homes and
doing repairs for the council as it does now.
The council currently has limited resources to
carry out essential repairs and improvements
and it would be unlikely to be able to meet the
expectations of tenants.

6

second summary

•

One of the reasons the transfer is being proposed is to help make sure that there are
enough resources to meet the current demand for repairs.

•

If the transfer goes ahead, Bolton at Home would continue to improve and develop the
repairs service it currently provides to tenants.

•
•

You would continue to report repairs in the same way that you do now.

•

If there is a no vote and the transfer does not take place it is likely that it would take longer
for repairs to be completed and waiting times would increase.

Bolton at Home would continue to make sure that all work that is not carried out by its own
staff is done by competent contractors.
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Repairs are one of the areas of work
that tenants are most concerned
about. The council and Bolton at Home
recognise the need to continue to invest
in improving the repairs service. One
of the reasons the transfer is being
proposed is to make sure that there are
enough resources available to meet the
current demand for repairs. If your home
remains with the council, the current
financial system means there would be
limited funding available each year to
carry out repairs in the future.
Bolton at Home currently handles around 95,000
responsive repairs a year. It regularly monitors
the standards of its repairs service, carrying
out telephone and postal surveys to help it
understand how it can improve its service. One
example of its improvement work at the moment
is the development of a new computer system.
This will change working practices and bring
about increases in service efficiency and value for
money. Other improvements that Bolton at Home
has brought about include:

•
•
•
•

Providing morning or afternoon appointments
for the majority of repairs
Evening and Saturday appointments for urgent
gas and electrical repairs
Increasing the level of appointments made
and kept improved from 85% to 95%
Reducing the average number of days to
complete non-urgent repairs from 15 days to
just under nine days

•

Reducing turnaround times for empty
properties from 54 days to 28 days.

•

Training that has meant 80% of the workforce
is now multi-skilled.
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Transfer fact
If homes stay with the council,
it expects to have limited
funding available each year to
carry out repairs.
The current target response times for repairs
are shown below. After the transfer, Bolton at
Home would continue to work to these service
standards as a minimum (the next section details
exactly where it would aim to improve these
response times):

•

•

•

Emergency repairs – work that would put
people’s lives, health or home at risk if it was
delayed would be dealt with within 24hours.
Urgent repairs – those that seriously
affect customer comfort and are a major
inconvenience would be dealt with within
seven calendar days of being reported or as
follow-up work after an emergency
Minor non‑urgent repairs – these are usually
dealt with by the community based repairs
service and would be repaired within seven
working days.

•

•

Essential repairs – these are typically larger
non-urgent repairs that cannot be dealt with
by the community based repairs service,
and cannot wait until the respective planned
programme of work. This work would be
carried out within 21 calendar days
Roofing repairs – these are repairs to loose
slates or tiles, lead flashings and flat roofs.
This work would be carried out within 21
calendar days, within health and safety
guidelines. Roofs would be made safe in
extreme weather conditions.

before and again when the operative is on route.

•

Opportunity for tenants to provide feedback
immediately after a repair has been
completed.

•

Improved quality control through an increase
in post inspection of completed repairs.

•

With tenant involvement, an evaluation of the
demand for evening appointments for routine
joinery and plumbing repairs.

•

A repairs reporting line on Saturdays between
the hours of 9am and 4pm.

What improvements to the
repairs service could the
transfer bring?
If the transfer goes ahead, the new-style Bolton
at Home would continue to improve and develop
the repairs service it currently provides to tenants.
These are the improvements that Bolton at Home
expects to be able to offer tenants after the
transfer:
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Transfer fact
If the transfer goes ahead,
additional money would be
available to improve and
develop the repairs service.

Reporting repairs

•

The majority of routine repairs completed at
the first visit.

After the transfer you would continue to report
repairs in the same way that you do now:

•

Average target response time for completion
of non-urgent repairs reduced to seven days
(currently nine days).

•

Phoning your request through the dedicated
repairs line.

•

The range of repairs receiving appointments
would be extended.

•

Calling the emergency repairs service outside
office hours.

•

Increased customer choice in selecting an
appointment that suits you.

•

Reporting repairs through your community
support officer in sheltered schemes.

•

Writing to Bolton at Home.

•

Calling into any of Bolton at Home’s offices .

•

Reporting a repair on-line on the Bolton at
Home website.

•

Using the dedicated freephone repairs line at

•

The emergency target response time reduced
from 24hrs to 12hrs.

•

The introduction of a two hour target response
time for “extreme” emergencies such as burst
pipes.

•

Appointment reminders sent by SMS text,
telephone or voicemail to tenants the day

any housing office.
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Who would actually do the
work and how would it be
supervised?
The new-style Bolton at Home would continue to
make sure that all work that is not carried out by
its own staff is done by competent contractors,
and supervised both by the contractor’s
management and by Bolton at Home’s own staff
or specialist advisors. All contractors would be
required to do this, both by the rules that govern
the way the board operates and by those of
its regulator, the Tenant Services Authority. All
contractors would have to prove they provide
good value for money.
All contractors have to apply to be accepted
as an approved partner before they would be
allowed to tender for work. This means that they
would be checked out for their financial stability,
equal opportunities policy, track record and
competence to do the work.
All contractors would need to keep to Bolton at
Home’s high performance standards. Bolton at
Home would take action against any contractor
if it performed below the standards set. Bolton at
Home would aim to carry out the majority of its
day-to-day repair service using its own in-house
repairs team.

Transfer fact
If the transfer does not go
ahead, it is likely that it would
take longer for repairs to be
completed and waiting times
would increase.

Checking quality

Your rights

and telephone surveys to find out what you think
about repairs you have had done. By giving you
the chance to say how well the repairs service is
running, Bolton at Home would be able to check
and improve the service and deal with individual
complaints.

What would happen if the
transfer does not go ahead?
It is important that we explain to you the
consequences for the repairs service if there
is a no vote and the transfer does not take
place. The current budget for minor non-urgent
repairs and routine or essential repairs is under
pressure and, unless the council’s housing
finances improve, would continue to be under
pressure. It is therefore likely that it would take
longer for repairs to be completed and waiting
times would increase.
Without the added investment, and if the
housing remains as it is, more repairs would be
necessary to prolong the life of items such as
boilers, gutters, and older windows. This would
further increase the pressure on the repairs
budget. If the transfer does not take place
Bolton at Home would not be able improve
the services to the levels mentioned here. For
example, appointment times would not be
extended.

6

second summary

•

If the transfer takes place, you can be assured that your key rights would be legally
protected under your new tenancy agreement.

•

If you currently have the right to buy your home with the council, then you would continue
to have a preserved right to buy with the new-style Bolton at Home. Any discount you have
built up would transfer with you.

•

Bolton at Home’s proposed tenancy agreement would allow the same people to take over
the tenancy when a tenant dies. This would be subject to conditions similar to those under
the council’s secure tenancy.

•

Introductory tenants who transfer would continue to have fewer rights than secure tenants
who transfer until they have satisfactorily completed their 12 month tenancy.

The new-style Bolton at Home would continue
to carry out regular repairs satisfaction surveys
28
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This section looks at how your rights
would be affected if a transfer takes
place. Most of your rights would in fact
remain the same after the transfer. If the
transfer takes place and Bolton at Home
becomes a registered housing provider,
you can be assured that your key rights
would be legally protected under your
new tenancy agreement, as this section
explains.

The proposed assured tenancy
agreement
Most council tenants are secure tenants,
although some – if you have recently been given
a tenancy for the first time – are introductory
tenants (for more on introductory tenants see
pages 34 and 63).
After the transfer a secure tenant would become
an assured tenant with protected rights. The
main difference is that as a secure council tenant,
the rights you now enjoy are set down in law by
acts of parliament. As an assured tenant with the
new-style Bolton at Home, your rights would be
covered partly by acts of parliament and partly by
your tenancy agreement, which is a legally binding
contract between you and Bolton at Home.

All the key rights that tenants have now with the
council would be protected for existing secure
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tenants in the new assured tenancy agreement
with Bolton at Home. There is one exception to
this – the right to manage (see page 31).

The table below compares the rights that secure council tenants have now with those that you would
have as a Bolton at Home assured tenant if the transfer goes ahead.

You should note if you have already
succeeded to your tenancy with the council,
there would be an additional right to pass on
your tenancy.
The new assured tenancy agreement included at
the back of this document from page 64 sets out
your rights. The tenancy agreement is included
for you to read. Please respond to the council
with any comments that you wish to make.
Following this consultation any changes to the
proposed tenancy agreement will be notified to
you in writing. A tenancy agreement substantially
in the form set out in this document – with any
changes following consultation – will be issued to
qualifying tenants.

How would tenants’ rights be
protected?

Part 5

Right to security of tenure (right to remain in your home)
The right to buy your home with a discount (existing
tenants)
The right of succession (the ability to pass on your home)
The right to exchange
The right to sublet part of your property or take in lodgers
(with the landlord’s consent)
The right to repair
The right to carry out improvements and receive
compensation (subject to the landlord’s consent)

If the transfer takes place tenants would be asked
to sign the new assured tenancy agreement.
Except for changes to rent and service charges,
the key rights in that agreement could not be
changed without a tenant’s individual permission,
once the tenant of Bolton at Home has signed
the tenancy agreement. This provides greater
protection against change to the agreement
than currently exists with the council, which can
change the terms of the tenancy agreement after
consultation. These protected rights include:

The right to be consulted

•

the right of succession

The right to acquire

•

the right to be consulted

•

the right to compensation

•

the right to make repairs

•

the right to information

•

the preserved right to buy.

The right to information
The right to assign (the right to pass on your tenancy to
someone else in certain circumstances, such as by court
order in divorce)
The right to manage
The right not to have your tenancy agreement changed
without your consent (except for rent and charges)

Rights with
the council

Rights with
Bolton at Home

3
3*
3
3*
3*
3
3*
3
3

3
3*
3
3*
3*
3
3*
3
3

3

3

3
7
7

7
3
3

* not available for introductory or starter tenancies.

What rights would tenants lose?
The right to manage is the right to set up a tenant management organisation to manage an estate.
This is not something that anyone has ever applied to do in Bolton. However, the new-style Bolton at
Home would seek to work with tenants on ways to support and facilitate greater tenant involvement in
the management of their homes and the running of services.
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Your rights

Would we still be able to buy
our homes?
If you currently have the right to buy your home
with the council, then you would continue to have
a preserved right to buy with the new-style Bolton
at Home.
The price you would pay for your home would
continue to be based on its market value less
your discount, which would be calculated in
the same way. Any discount a tenant has built
up with the council would transfer to Bolton at
Home and would continue to increase up to the
maximum allowed.
These rights remain with you or any member of
your family who succeeds you, even if you later
move to another home that is owned by Bolton
at Home, as long as it is not exempt from right to
buy. Some properties are excluded from the right
to buy, particularly elderly person and sheltered
accommodation. This would continue to be the
case if the transfer goes ahead.

Transfer fact
You can be assured that
your key rights would be
legally protected.

Your rights

relates to something called the ‘cost floor’. This
is the term that describes the minimum price that
you could pay for your home, even if your discount
would otherwise take the price below this amount.
The cost floor is the amount that the landlord has
spent on buying, improving or repairing the home
over a set period and becomes important where
large amounts of money have been spent on
repairs and maintenance.
With the council, the minimum price – or cost
floor – is worked out over the 10 year period
before a tenant buys their home. However, after
the transfer, Bolton at Home would be able to
take into account all costs incurred during the
15 years before the application to buy. This would
start from the day of the transfer to a registered
housing provider. Bolton at Home would also be
able to include in the cost floor the cost of ‘catch
up’ repair works that would be carried out to the
home, even if they have not yet been carried out.
In some cases, for example, if a tenant
moved into a home that had undergone major
refurbishment or building works, the effect of
these changes may reduce the amount of their
discount, although this is unlikely.
Tenants who become Bolton at Home tenants
after the transfer would not have the preserved
right to buy but would have the right to acquire.

What is the right to acquire?
What about the right to buy
discount?
Any discount you have built up would transfer with
you and would continue to increase while you are
a tenant of the new-style Bolton at Home, up to a
maximum amount – which in the Manchester area
is currently £26,000 (and applies to the right to buy
and the preserved right to buy) – for tenants of
both councils and registered housing providers.
The main difference between the council’s right
to buy scheme and the scheme after the transfer
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New tenants of the new-style Bolton at Home
– as well as existing tenants transferring from
the council – would be able to buy their home
under the right to acquire scheme as long as
they are eligible and the properties meet certain
requirements.
This scheme is based on a grant rather than a
discount and is usually less generous than the
preserved right to buy scheme. The grant for
homes in the Manchester area is currently £9,000.

Transfer fact
Tenants would not lose their
right to pass on their home
when they die.

Would I still be able to pass on
my home?
Council tenants have a right to pass on their
tenancy to their spouse or partner or another
member of their family living in the property at
the time of their death. The new-style Bolton at
Home’s proposed tenancy agreement (see page
64) would allow the same people to take over
the tenancy when a tenant dies. This would be
subject to conditions similar to those under the
council’s secure tenancy. Under the Bolton at
Home tenancy only one succession would be
allowed, other than in exceptional circumstances,
which is the same as at present.

Part 5

One of the advantages of the transfer would
be that with your new tenancy agreement any
previous successions that have taken place
would no longer count. This might allow a son,
daughter or other close relative living at home
at the time of the tenant’s death to take on the
tenancy, subject to certain rules. You would not
have this additional succession right if you
remained a tenant of the council.

Would tenants still be able to
transfer or exchange their
home?
After the transfer tenants who wish to move
home can apply to transfer through the Find a
Home team, in the same way as they would now.
They would also be able to apply for a transfer
within the Manchester area through PinPoint,
the choice-based lettings scheme for Greater
Manchester. Priority for transfers would be based
upon an assessment of housing need and the
availability of suitable homes.
Tenants would continue to have the right
to exchange their home with other tenants
(including tenants of other registered housing
providers) in the same way as they currently can
as council tenants. This right is included in the
proposed new assured tenancy agreement for
transferring tenants.

Would tenants still be able to
take in lodgers and sublet part
of their home?
Tenants would continue to have the right to
sub‑let part of their home or take in lodgers,
subject to written permission. The new-style
Bolton at Home would not unreasonably refuse
permission to such a request. It is not possible to
sub‑let your entire home.

You can not combine both the right to acquire
and the preserved right to buy.
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Would tenants still be able to
make improvements to their
homes?
After the transfer tenants would retain the right to
carry out repairs and improvements themselves,
provided they first get permission from the newstyle Bolton at Home as well as other necessary
approvals (such as planning permission). Some
improvement works could entitle tenants to
receive compensation from Bolton at Home when
their tenancy ends.

Protection against eviction
The new-style Bolton at Home would not use any
of the additional grounds for eviction available
under an assured tenancy. The new assured
tenancy agreement has been drawn up to help
make sure tenants’ rights to live in their homes
match as closely as possible to those tenants
have now with the council.

The right to get repairs done
This means that after the transfer, if the newstyle Bolton at Home or its contractors fail to
carry out certain types of repairs within specified
time limits, tenants can require Bolton at Home
to appoint another contractor to do the repairs.
Tenants would have the right to compensation
if the second contractor fails to do the repairs
within a set time limit. These are the same rights
that you currently have with the council.

Transfer fact
If you currently have the right
to buy your home with the
council, you would have the
preserved right to buy with
Bolton at Home.
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Your rights

Your rent

The right to be consulted and
receive information
The new-style Bolton at Home understands
the importance of informing their tenants about
housing management and maintenance issues
and would wish to continue to do this after the
transfer. However, there are also requirements
that mean if the transfer takes place, then Bolton
at Home must consult with tenants on issues
that are likely to have a substantial effect on their
tenancies. The Tenant Services Authority would
also require Bolton at Home to consult with and
provide information to all its tenants. This is one
of the terms in the tenancy agreement.

How would introductory
tenants be affected by the
transfer?
Introductory tenants who transfer would continue
to have fewer rights than secure tenants who
transfer until they have completed their 12 month
tenancy. The 12 month qualifying period would
include any time spent as an introductory tenant
with the council before the transfer.
People with introductory tenancies at the
time of the transfer would serve the rest of
the probationary period as assured shorthold
tenants.
After 12 months, and if there have been no
serious breaches of tenancy, the shorthold tenant
would be entitled to a full assured tenancy, but
would need to sign a new tenancy agreement.
Those who are introductory tenants at the time
of the transfer, which could be spring 2011,
would not have the protected rights such as the
preserved right to buy, though many tenants
who are currently introductory tenants will have
become secure tenants before the transfer could
take place.

6

second summary

•
•

Rents would stay affordable.

•

No extra charges need to be made over and above the annual rent increase to pay for the
improvement works promised in this document.

•

Under the current rules, the transfer would not affect your entitlement to claim housing
benefit. Applications would continue to be made to the council.

The government’s rent policy aims to make sure that target rents for all registered housing
providers are similar for similar properties in similar locations.
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What would happen to rents
after the transfer?
The rent the new-style Bolton at Home would be
able to charge if the transfer goes ahead
is controlled by the government’s rent policy.
The government’s system aims to make sure
that rents for all registered housing providers are
similar for similar properties in similar locations.
The government has developed a formula for
working out the rent level – called a target rent –
for each property, reflecting its location, value,
number of bedrooms, and the local average
earnings compared with national average earnings.
The government states that rents should move
steadily towards target rent levels but with
annual increases limited to inflation (RPI) and
0.5% plus £2 a week. When it was introduced
the government’s rent policy required all social
housing providers to bring rents to the target
levels by 2012. The government has recently
delayed these increases so it is not certain
exactly when all rents will merge. Separate
guidance also indicates that service charges
should not increase by more than inflation plus
0.5% each year.

Transfer fact
Rent would remain affordable
and set fairly if the transfer
goes ahead.
Once target rents are reached, current
government policy states that rents should
increase by no more than inflation plus 0.5%
each year. This applies to the council and would
continue to apply to Bolton at Home after the
transfer. Bolton at Home’s business plan is based
on limiting rent increases to these levels. It would
be Bolton at Home’s policy to keep all rents at
affordable levels.
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If the transfer goes ahead, Bolton at Home
would give you the following rent promise:

•

Rent increases would only take place once a
year, every April.

•

After the transfer you would continue to have
four rent free weeks every year.

Why the new-style Bolton at
Home could do more than the
council

Part 6

Would my rent go up to pay for
the improvements works?

What methods could you use to
pay your rent?

No extra charges need to be made over and
above the annual rent increase to pay for the
improvement works promised in this document.
If tenants vote for the transfer, the rent you are
projected to pay to Bolton at Home has been
based on using the same government formula as
the council uses.

As with the council you would have to pay your
rent weekly in advance. Rent would be due
every Monday. You would still be able to make
arrangements to pay your rent fortnightly or
monthly in advance.

Transfer fact
Tenants would pay similar
rents for similar properties in
similar locations, whether or
not transfer goes ahead.

As a registered housing provider, the new-style
Bolton at Home would not be subject to the same
restrictions on borrowing that currently apply to
the council. The amount Bolton at Home could
borrow to invest in your home would be based on
the rent it is likely to receive in the future. Bolton
at Home would only borrow money that it could
pay back while keeping rents affordable. Loans
would be paid back over 30 years.

What would happen to
service charges?

At present the council has to work to government
rules which mean that the amount the council
is allowed to borrow to improve the homes is
restricted.

Some council tenants currently pay a charge on
top of their rent for things like heating or furniture.
Bolton at Home would continue to charge for
these services.
In the future, if Bolton at Home decides to provide
additional services, these would be paid for by a
new service charge, but this would not happen
without full consultation with all tenants affected
by the change. Most service charges would be
covered by housing benefit as is currently the
case for those tenants who qualify.
The rent after the transfer would pay for the full
range of services you get now from the council
– managing the estates and repairing your
home. There would be no extra service charges
for any of the improvement works to your home
promised in this offer document. As with all
service charges there would be an annual review.

You would still be able to pay your rent in a
number of ways as you can now. You can
pay by:

•

Direct debit.

•

Allpay card.

•

Phone using debit or credit card.

•

Cash at the Town Hall (until further notice).

•

Visiting the Bolton at Home website.

•

Standing order.

•

Cheque by post.

Would qualifying tenants still
be entitled to claim housing
benefit?
Yes. Under the current rules, the transfer would
not affect your entitlement to claim housing
benefit. Applications would continue to be made
to the council. Benefits advice would be available
from both the council and Bolton at Home.

Transfer fact
No extra charges need to be
made for the improvement
works promised in this
document.

Bolton at Home does not expect to have to
increase heating charges any more than if you
were to stay with the council.
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Your rent

Your housing management services

What would the new-style
Bolton at Home’s policy be on
rent arrears?
The new-style Bolton at Home’s policy towards
tenants in rent arrears would remain the same
after the transfer.
As a responsible social landlord, it would have
firm but fair policies towards people who do not
pay their rent. Bolton at Home would continue
to be understanding towards tenants who have
financial difficulties through no fault of their own.
Bolton at Home would contact anyone who is
behind with their rent to discuss the problem,
and would ensure that tenants can get debt
counselling and benefit advice. It would work out
a sensible way for people to pay off rent arrears
over a period of time. Where necessary Bolton at
Home, like the council, would take legal action
against people who will not pay or who fail to
keep to an agreement. The transfer would not
remove a tenant’s responsibility to clear rent
arrears, or former tenant arrears.
Tenants who owe rent to Bolton Council at the
time of the transfer would still owe those arrears,
but the debt would be to Bolton at Home rather
than the council after the transfer. If tenants have
an existing agreement with the council to pay off
arrears at a certain amount each week, the tenant
must keep to the same amount after the transfer.
The agreement simply switches to Bolton at
Home.

What would happen to home
contents insurance?
The new-style Bolton at Home plan to continue
to make a home contents insurance scheme
available to tenants. This would come into effect
at the date of the transfer to make sure that there
would be no break in tenants’ insurance cover.
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What rent would new
tenants pay?
New tenants would pay the target rent for their
property from the start of their tenancy. For the
year ending March 2011, the average target rent
is £67.63 a week and the average rent current
tenants are paying is £61.04 a week. Rents would
continue to be affordable, with the new-style
Bolton at Home’s projected rents based on the
same government formula as the council uses. In
future the rent increase would be agreed by the
Bolton at Home board rather than the council.
All qualifying tenants would be entitled to claim
Housing Benefit.

6

second summary

•

As a registered housing provider, the new-style Bolton at Home would work to make sure
that, after the transfer, all housing management services would be the same standard, or
higher, than at present.

•

Bolton at Home would also plan to create a 24hour reporting and response service to
tackle antisocial behaviour. This service would provide a much higher level of support to
those suffering antisocial behaviour.

•

Bolton at Home would give new tenants who move in after the transfer an assured
shorthold tenancy. These are known as starter tenancies.

•

If there is a “no” vote in the ballot, there would likely be significantly less funding available
to run the housing management service.
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Your housing management services

•

Making appointments to see staff in your
home, at an office, or somewhere convenient
for you.

•

Reporting a repair through the contact centre.

•

Making a comment, suggestion or complaint
through the customer care team.

Continuing to deliver high
service standards

•

Accessing a range of services online through
the Bolton at Home website.

Bolton at Home is able to build on a strong track
record of delivering success which includes:

•

Calling into your local office.

As a registered housing provider,
Bolton at Home would work to make
sure that after the transfer all housing
management services would be the
same standard, or higher, than at
present.

•

Being awarded a three star rating by the
Audit Commission – the highest possible
rating – in their last inspection.

•

Being recognised as having an excellent
antisocial behaviour service, when the council
was awarded Beacon Status in 2006/7.

•

Improved income management, with record
lows for rent arrears in 2008/9.

•

Investment in debt advice services, which has
reduced the level of evictions by 20% over the
last three years.

The new-style Bolton at Home would continue
to review and improve its service standards
with tenants. Each year, Bolton at Home would
provide all tenants with a report on how well it is
doing in meeting key areas of work. The board
would also regularly review service standards, in
consultation with tenants and residents.

Accessible teams
The new-style Bolton at Home would continue to
provide accessible services to its tenants and the
wider community. You would be able to contact
Bolton at Home in any of the following ways:

•

Phoning the office during office opening hours.

•

By letter or email.
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Bolton at Home would continue to respond
promptly and effectively to your enquiries in
accordance with the current service standards.

Neighbour nuisance and
antisocial behaviour
The new-style Bolton at Home would continue to
act quickly and firmly where antisocial behaviour
is reported through its dedicated antisocial
behaviour team. It would provide support to all
tenants who suffer antisocial behaviour.

Your housing management services

Bolton at Home currently liaises with the local
police to promote crime prevention and security
initiatives through its improvement programmes.
It would continue to work closely with other
registered housing providers, where permitted,
to exchange information on new tenants and
maintain good practice. Bolton at Home would
work with partners to ensure a consistent
approach across the borough.

Transfer fact
The new-style Bolton at
Home plans to create 24hour
reporting and responsive
service to antisocial
behaviour.
Bolton at Home plans to continue the delivery of
a dedicated neighbour nuisance and mediation
service through its antisocial behaviour team.
It recognises that neighbour nuisance is caused
by people living in all types of housing and would
work with the police to use its influence to deal
with any neighbour nuisance cases in privatelyowned or rented housing.
To help tackle youth nuisance, Bolton at Home
would work with all appropriate agencies to
provide more facilities for younger people.
Bolton at Home would continue to have a zero
tolerance policy on domestic abuse and all other
forms of abuse.
After the transfer Bolton at Home plans to create
a 24hour reporting and response service to tackle
antisocial behaviour. This service would enable
Bolton at Home to provide a much higher level
of support to those suffering antisocial behaviour
and would make it much easier to gather
evidence and take action against the people who
carry out antisocial behaviour.
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Making neighbourhoods
more secure
The council and Bolton at Home have already
invested heavily in concierge services, door entry
schemes, security lighting and CCTV schemes to
help make residents on estates and in flats feel
more secure. After the transfer Bolton at Home
would have the resources to continue to invest in
these schemes.

Tenancy management
Bolton at Home recognises that not everyone
starts off with the skills to successfully run their
own home. They would continue to help new
tenants at the start of their tenancies to make
sure that tenants are well placed to enjoy a
long and happy tenure with Bolton at Home.
Where necessary, tenants would continue to be
directed to a range of services such as money
advice, or for young people there is a tenancy
sustainment service.

Transfer fact
Bolton at Home would
continue to work with the
council to provide tenanacy
support to those who need it.

Furnished tenancies
New tenants who move into Bolton at Home
properties, or existing tenants who need
assistance with furnishing their homes, would
still be able to apply for a furnished tenancy
package. This would still be provided by the
council’s furnished tenancies team in partnership
with Bolton at Home. The charge for this service
would be paid to Bolton at Home along with rent
payments
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Garden inspections
The new-style Bolton at Home, working together
with Bolton Affiliation of Tenants and Residents
Associations (BATRA), plans to introduce an
annual garden inspection scheme of every
property to tackle overgrown gardens and those
with rubbish in order to improve the environment
on the estates.

Lettings and transfers
The new-style Bolton at Home, along with the
majority of registered housing providers in
Bolton, would continue to subscribe to the Find a
Home choice-based lettings scheme. All housing
applicants would continue to apply for housing
in the same way as they do now through Find a
Home.
If the transfer goes ahead Bolton at Home would
be able to set its own lettings policy. This would
be in line with the Tenant Services Authority’s
expectations. It would be fair and transparent and
would have the following objectives:

•

To provide choice for housing applicants.

•

To provide homes for those in greatest need.

•

The opportunity to move as your household’s
needs change.

•

To offer some priority to those with a strong
connection with the area, helping to build up
the local community. (Local connection would
include those with dependent relatives living in
the area and those working within and close to
the area.)

•

To promote the letting of homes to new tenants
who can successfully manage a tenancy, and
who do not have a track record of serious
antisocial behaviour.

•
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To help prevent antisocial behaviour problems
by refusing applicants with a history of
antisocial behaviour.

Your housing management services

Bolton at Home would check everyone who
applies for one of its homes. All new housing
applicants would be interviewed and asked for
references.

Bolton at Home’s policies are developed and
implemented with this in mind and it would also
seek to follow any guidance produced by the
Tenant Services Authority.

After the transfer Bolton at Home would seek to
introduce more local lettings policies to tackle
issues in particular areas.

What happens if things go
wrong?

Transfers and exchanges
After the transfer, tenants who wish to move
home would apply to transfer through the Find a
Home team, in the same way as they could now.
They would also be able to apply for a transfer
within the Manchester area through PinPoint,
the choice based lettings scheme for Greater
Manchester. Priority for transfers would be based
upon an assessment of housing need and the
availability of suitable homes.
Tenants would continue to have the right to
exchange their home with other tenants,
including tenants of other registered housing
providers, in the same way as they currently can
as council tenants. This right is included in the
proposed new assured tenancy agreement for
transferring tenants.

The rights of new tenants
The new-style Bolton at Home would give new
tenants who move in after the transfer an assured
shorthold tenancy. These are known as starter
tenancies, which offer rights similar to the council’s
introductory tenancy. If there have been no serious
problems after 12 months, these tenants would
get an assured (non-shorthold) tenancy (see
section on My rights for more information on this).

Equality and diversity
The new-style Bolton at Home would be subject
to equalities legislation and, like the council,
would aim to treat everyone it deals with fairly.

The new-style Bolton at Home would make
sure that it responds to all complaints within 10
working days. Tenants would also have the right to
take their complaints to the independent housing
ombudsman, after going through the Bolton at
Home’s complaints procedure. You would also
be able to contact one of your local councillors or
your MP in the same way as you can now.

Working in partnership with
the council
A number of housing related services will
continue to be provided by the council.
These services would be available to tenants of
Bolton at Home as well as all residents of Bolton.
The services would include:

Mediation
If you have a dispute with your neighbour(s) and
Bolton at Home are working with you to resolve
any problems. They may bring in the council’s
mediation service to help resolve the issue.

Part 7

Homelessness, housing advice and
options services
If you have any housing related difficulties or may
be at risk of losing your home, the council would
continue to provide a comprehensive housing
advice and options service. This could help you
with any issues of homelessness, any queries
or concerns about your tenancy, offer advice on
your housing options and help with a range of
other queries such as housing benefit, advice on
managing debts and money advice.

Home ownership including right to
buy and the right to acquire
If you wanted to buy your home through the
government’s right to buy or right to acquire
schemes, the council would continue to deal with
applications and provide appropriate advice and
assistance. If you are interested in other home
ownership schemes, the council would continue
to provide a comprehensive home ownership
options service.

What would happen to housing
management services if we do
not transfer?
The sections above set out what would happen
if there is a “yes” vote for the transfer.
If there is a majority “no” vote in the ballot,
there would likely be significantly less funding
available. This means that, unless its financial
position changes, the council would not be
able to guarantee the current service levels in
housing management. For example, we would
not be able to progress our plans to introduce a
24hour reporting facility for antisocial behaviour.
There would also be fewer capital resources
for the expansion of CCTV and upgrading of
concierge equipment.
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Sheltered housing
Bolton at Home currently manages a wide range
of one and two bedroom sheltered properties,
including bungalows and flats, grouped in small
communities or within ‘under one roof’ schemes.
The sheltered properties also link to Careline which
provides a 24hour community alarm service.
A number of properties are also classified as
adapted due to the changes made allowing them
to be used by people with mobility difficulties –
for example, walk‑in showers and ramp and rail
access.
After the transfer, Bolton at Home would have the
resources to continue to invest in improvements
to your home. The plans involve, where
practicable and needed:

•

•

6
•

second summary

After the transfer, the new-style Bolton at Home would have the resources to continue to
invest in improvements to the sheltered housing service.

•

Bolton at Home would look at the opportunity for delivering a new, flexible gardening,
decorating and handyperson service.

•

If the transfer takes place within in its investment programme, Bolton at Home plans to
invest £1.25million per year for the first five years on disabled adaptations, whereas the
council expects it would only be able to fund around £600,000 a year.

•

If the transfer does not go ahead, Bolton at Home would not have as much money to
refurbish and improve the communal areas of the sheltered schemes.
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•

Individually chosen updated kitchens and
bathrooms to maintain Decent Homes
Standard and meet the  Bolton Standard.
The replacement of windows, heating and hot
water systems to maintain the current Decent
Homes Standard regarding thermal comfort.
Updating and maintaining of community
facilities/centres associated with sheltered
accommodation to meet the needs and
choices of tenants.

Older people support services
Currently tenants living in sheltered
accommodation are supported by a dedicated
member of staff alongside the 24hour alarm
service.
Following the proposed transfer Bolton at Home
would continue to work in partnership with the
council and wider organisations to:

•

Provide support services that meet individual
needs as well as helping to maintain health,
wellbeing and independence, for as long as
tenants require this support.

•

Develop and support access to equipment,
adaptations and assisted technologies
including Careline and Telecare.

•

Look at the possibility of paying the
concessionary TV license for all tenants who
live in sheltered housing.

In addition Bolton at Home would:
Help to meet the needs of disabled tenants by
improving, where practicable, the accessibility of
buildings and the facilities within their homes.
Continue to provide a centrally controlled 24hour
CCTV and concierge system where required,
in response to tenants’ requests for enhanced
security.
Maintain the concessionary TV licence scheme
for sheltered housing tenants, where licensing
regulations permit.

Transfer fact
After the transfer the new‑style
Bolton at Home would
continue to invest in sheltered
housing.
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The new-style Bolton at Home would work to
improve services through:

There would be a minimal charge for each of
these services.

•

Dedicated staff working within specific
communities.

•

Greater flexibility and choice of support
services to those in designated ‘older peoples’
accommodation and to older people in other
Bolton at Home properties.

Bolton at Home would do this in partnership with
the council’s home improvement agency, Bolton
Care and Repair, building on the success of the
care and repair service, which is delivered to
residents in the private sector. This would provide
further improvements to the way Bolton at Home
could help older and vulnerable tenants stay in
their own homes.

•

Increased employee training to make sure that
all staff have the right knowledge and skills to
provide a high quality and responsive housing
and support service.

•

Good links with health, social care and the
voluntary and community sector to help
maximise tenants’ wellbeing.

•

A commitment to involving tenants in the
development and delivery of activities and
services.

Transfer fact
The new-style Bolton at
Home’s investment programme
includes £1.25million per year
after the transfer on disabled
adaptations.
The council and Bolton at Home value the needs
of older and more vulnerable tenants in looking
after their homes. To help these people, Bolton at
Home would look at the opportunity for delivering
a new, flexible service that would help with areas
that are currently identified as tenants’ own
responsibility. These include:

•
•
•
•
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Gardening.
Decorating.
Handyperson service.
Home safety and other advice.

Your housing support services

All tenants have specific needs, and wherever
possible Bolton at Home would aim to meet
those needs. Where this is not possible, they
would involve organisations who could help.
This help, where practicable and cost-effective,
could involve:

Support Charges

•

Adaptations so tenants with disabilities can
live in their home independently.

•

Appropriate placement of light switches and
electrical sockets, and rocker switches.

What would happen to the
housing support service if the
transfer does not go ahead?

Disabled adaptations

•

Both the council and Bolton at Home are
currently investing resources to cut waiting times
for adaptations for people with disabilities.

Providing audible or visual smoke or heat
alarms.

•

Providing walk-in showers or wet rooms.

•

Individually designed kitchens and bathrooms.

•

Fitting lever type taps.

•

Making sure entrances to sheltered schemes
are suitable for wheelchair access.

If the transfer takes place, Bolton at Home’s
investment programme would include a budget
of £1.25million per year after the transfer for
disabled adaptations. This would mean greater
funds being available to help people live
independently in their homes. Adaptations could
include grab rails, ramps and, where practicable
and cost-effective, level access showers.
The teams responsible for improvements and
adaptations would coordinate work to make sure
any disruption is minimised.

Part 8

Other support services
Bolton at Home currently provides support to
people in their own homes to help them maintain
their tenancies, deal with particular issues, and
help retain independence. These services would
continue in partnership with the council if the
transfer takes place.

Costs and funding of services
The transfer would not affect your entitlement
to claim housing benefit, nor would it affect
funding for support services through the national
Supporting People Grant.

•

Supporting People funding for the support
charge would remain available to those who
qualify, such as tenants claiming housing
benefit, and those on low incomes.

The council would not have as much money as
Bolton at Home to refurbish and improve the
communal areas of the sheltered schemes.
It would not be possible to develop a
gardening, decorating or handyperson scheme.
It is expected that there would only be funding
of around £600,000 a year for providing aids
and adaptations. This is less than half the
amount which may be available if the transfer
takes place.
Without the transfer, it is likely therefore that
people who have a disability and are waiting for
adaptations to their home would have to wait
longer for the work to take place.
With an ageing population who are living
longer in their own homes, this means that in
the future there is likely to be a significantly
increased demand for this service. Without the
transfer, the council would find it harder to meet
this demand.

Rent
•

Sheltered (supported) housing tenants would
pay their rent to Bolton at Home.

•

Housing benefit claims would still be made to
the council.
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Bolton at Home wants tenants to help it
achieve its vision of ‘Great homes in great
communities’. If the transfer takes place,
Bolton at Home would remain committed
to offering tenants a wide range of
opportunities to take part in developing
services and your communities.
Bolton at Home has a strong track record in
delivering customer-focused services and
supporting communities. Past achievements
include:

•

Gaining a Beacon award in 2006-2007 for
Improving Housing Services by Involving
Tenants.

•

•

Promoting and funding creative arts-based
activities to engage with communities –
a scheme that has been given national praise.

•

Developing and supporting a well-established
and active network of residents associations
and action groups across Bolton. The
umbrella body, Bolton Affiliation of Residents
Associations (BATRA), is also funded and
supported by Bolton at Home.

Bolton at Home currently makes more than
£500,000 a year available to support work
with tenants and communities to encourage
involvement and engagement. It would continue
to do this after the transfer. This money currently
goes to pay for:

Transfer fact
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second summary

•

If the transfer takes place, the new-style Bolton at Home would remain committed to
offering tenants a wide range of opportunities to take part in shaping services and your
communities.

•

Bolton at Home would make further improvements to the way it works with tenants and
provide more opportunities for them to get involved.

•

Bolton at Home would also continue to directly support existing tenants’ and residents’
groups and would encourage and support the formation of new groups.
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The new-style Bolton at Home
would provide more support to
tenant and community groups
to help them bid for funding to
support their work.

Supporting and developing the customer
inspectors to carry out reality checks, leading
to service improvements.

•

Funding for BATRA, the Federation of Tenants’
and Residents’ Associations.

•

Funding for individual tenants’ and residents’
groups.

•
•

Tenant training and development.

•
•

Customer engagement events and activities.

Customer involvement and community
development staff.
Information for tenants and residents.

If the transfer goes ahead, the new-style Bolton
at Home would like to make the following
improvements:

•

Setting up new neighbourhood management
teams to join up local projects and services in
a way that is shaped by and with communities.

•

•

Funding community-based facilities in our
communities, such as our Urban Care and
Neighbourhood Centres (UCANs).

Greater involvement of tenants in the
governance of the organisation and scrutiny of
services.

•

Involving a wider range of tenants in having
a say about Bolton at Home services and
improving their communities.
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Providing more support to tenant and
community groups to help them bid for
funding to support their work.

•

Introducing a way of assessing how well we
consult and work with tenants.

•

Developing more volunteering opportunities
for tenants.

Bolton at Home already works closely with
tenants. There are already a wide range of
opportunities for tenants to get involved at a level
that suits them best, including:

•

Receiving regular information such as Door
to Door, Bolton at Home annual reports, and
other information via the website.

•

Becoming a customer inspector.

•

Completing post/e-mail/telephone surveys.

Involving you in shaping services and communities
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•

Becoming a green inspector.

•

•

Completing the annual customer satisfaction
survey.

Joining the Forum for Older Customers or
ASHA Forum for Older BME Customers.

Building on Bolton at Home’s
achievements

•

Applying to become a member of the Bolton
at Home board or other groups which tenants
can sit on within the governance structure.

Bolton at Home is working with partners and
representatives to develop a new Community
Engagement Strategy. The draft strategy is
currently going through a consultation process.
Objectives include:

•

Taking part in customer consultation events.

•

Joining the customer involvement text register.

•

Taking part in estate walkabouts.

•

Joining a tenants and residents association or
action group.

•

Volunteering at a UCAN centre.

•

Volunteering to take part in a local community
event or project.

•

Taking part in service/issue specific customer
focus groups.

•

Taking part in customer training sessions.

Support for Bolton Affiliation
of Tenant and Resident
•
Associations (BATRA) and
existing tenants’ and residents’
associations (TRA’s)
BATRA has been operating for 25 years
and is the independently constituted charity
organisation made up of residents’ associations
operating in the borough. BATRA’s role in
assisting TRA’s to develop and become
sustainable is critical. A partnership agreement
has been developed to explain the relationship
between BATRA and Bolton at Home over the
coming years. The agreement covers future
funding provision, monitoring arrangements,
standards for the on-going support of TRA’s and
continued training and support for BATRA.
The new-style Bolton at Home would also
continue to directly support existing tenants’
and residents’ groups and would encourage
and support the formation of new groups. Bolton
at Home would also continue to help provide
or fund the hiring costs for accommodation for
tenants’ and residents’ groups to meet in or for
use as a community resource.

Continue to make customer involvement
and community engagement central to
the business to develop services and
neighbourhoods to meet tenants’ needs.

•

Being inclusive and providing a number
of different opportunities for tenants to get
involved.

•

Providing support, learning and development
opportunities so all customers can make a
difference.

•

Measuring, evaluating and improving the
impact of all community engagement activities.

As with all registered housing providers, the newstyle Bolton at Home would be required to meet
the Tenant Services Authority’s standards for
tenant involvement and empowerment. Bolton at
Home would aim to exceed these standards by
developing local involvement standards that reflect
Bolton’s communities.

Transfer fact
Bolton at Home would aim to
exceed the Tenant Services
Authority’s standards for
tenant involvement.
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Who would run the new-style
Bolton at Home?

Part 10

Transfer fact
Bolton at Home staff would
continue to provide the day to
day housing service, as they
do now.

If tenants vote in favour of the transfer, the board
would continue to have equal representation
of tenants and councillors and independent
members.
Tenants
Independent
people

6

second summary

•

If tenants vote in favour of the transfer, the board would continue to have equal
representation of tenants and councillors and independent members.

•

Bolton at Home currently employs staff to run the day-to-day housing service. If the
transfer goes ahead, the existing staff who provide housing services would continue to
provide the services.

•

The new-style Bolton at Home would be registered with the Tenant Services Authority
(TSA), the government agency that regulates all registered housing providers in England.

•

Meet the current board of Bolton at Home.
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Councillors

The independent and tenant nominees would
continue to be selected in line with Bolton at
Home’s constitution to sit on the board. They
would be joined, as now, by councillors and
together they would make sure that your views
are heard.
The council together with the tenant and
independent board members sitting on the board
at any given time would also be the general
members of Bolton at Home. This means that
they could attend and vote at the Annual General
Meeting. The types of issues that would be
considered at the Annual General Meeting are:

How would the new-style
Bolton at Home be run?
•

Overseeing the implementation of the
investment programme.

•

Bolton at Homes’ accounts for the previous
financial year.

•

•

the appointment of the new tenant and
independent board members.

Monitoring and performance management of
achievements against the investment promises
made to tenants in this offer document.

•

•

the appointment of the external auditors for
Bolton at Home.

Ensuring excellent services delivery to all
tenants.

•

Ensuring all promises with this Offer Document

The board would have responsibility for:

are delivered.
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How would the board members •
be chosen in the future?
Tenant and independent board members would
continue to be appointed for a maximum of two
four year periods, so eight years in total. Under
these rules, some of the existing board members
will retire and be replaced before the proposed
transfer would take place. All appointments to the
board would continue to be made in accordance
with Bolton at Home’s constitution.

Regulates the performance of registered
housing providers.

•

Sets out what is expected of registered
housing providers, to make sure that they
are viable, properly managed and properly
governed.

•

Assesses how well each registered housing
provider performs.

•

Has wide powers to intervene if a registered
housing provider is not working well.

Who would provide the service?
Bolton at Home currently employs staff to run the
day-to-day housing service. If the transfer goes
ahead, the existing Bolton at Home staff who
provide housing services would continue to provide
the services with the new-style Bolton at Home.

Transfer fact
Tenants would continue to sit
on the Bolton at Home board.

Who would regulate and
monitor Bolton at Home?

Would there be an independent
person we can complain to?

The new-style Bolton at Home would be
registered with the Tenant Services Authority
(TSA) as a registered housing provider. The
Tenant Services Authority is the government
agency that regulates all registered housing
providers in England. The Tenant Services
Authority regulates and promotes viable, properly
governed and properly managed social housing.

After going through Bolton at Home’s internal
complaints procedure, tenants of Bolton at Home
would have the right to take their complaints
to the independent housing ombudsman. As
a registered housing provider Bolton at Home
would be covered by this scheme.

In particular, the Tenant Services Authority:

•
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Regulates to make sure that tenants’ rights are
protected, services are of a high quality and
that financial management is sound.
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Tenant board members
MONA
BERTWISTLE:*
Mona’s main reason
for being a board
member is to help
Bolton at Home
tenants have a better
standard of living.
She wants to make
sure that promises
are kept, to improve
conditions and to
make sure tenants are listened to.
Mona is the Chair person of Captains Clough
Residents’ Association. She has steadily
increased the membership to include people
from all areas of the community and is always
willing to do anything to help either the elderly or
the young.
FRANK FLETCHER:*
Frank has been a
board member of
Bolton at Home since
it launched in 2002
and enjoys being at
the centre of decision
making for tenants
and staff.
For the last 11 years
he has been the
Company Secretary and a Director of TAROE,
the national tenants’ organisation. This work
has involved negotiations with government
departments, government ministers, the new
housing regulator – the Tenant Services Authority,
and the Chartered Institute of Housing. He was
chair of TPAS (Tenant Participation Advisory
Service) Northern Region for five years.
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JAMES INGHAM:
James has been a
tenant for years as
well as a Bolton at
Home board member
and member of the
customer involvement
sub‑group.
He believes his
experience of life
on Bolton’s social
housing estates gives
him a clear view of the hopes and aspirations
of tenants.
He retired from full time work in 2005 after a
working life spanning 55 years. James worked
mainly as a Sales Manager in the UK pet industry.
His 10 years military service gave him self
discipline and self belief. Both these attributes
are, in James’ opinion, just as important in public
service as anything learned in college.
GEORGE PLATT:*
George has been a
BATRA member for
nearly 20 years and
plays an active role in
his local tenants’ and
residents’ association.
George’s main reason
for being a board
member is to make
sure that tenants get
the best services and improvements available
and their views are represented at the highest
levels of decision making.

* Those board members marked with an asterisk, will be retiring before the proposed
transfer takes place.
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RICHARD
SMALLMAN:
Richard has 13 years
experience of working
in housing and
associated fields and
has spent seven years
as chair of BATRA and
chair and vice chair of
a number of BATRA
sub-committees.
His experience also
includes time as Director of TAROE, the national
tenants’ federation where he represented
them at the European Housing Forum and the
International Union of Tenants.
Richard studied a BSc (Hons) in Housing Studies
and Law at the University of Salford.

Independent board members
VIOLET BARNARD:
Violet is a founder
board member of
Bolton at Home.
She has worked in
social housing in
senior management
positions for more
than 17 years before
her recent retirement.
Before working in
housing, Violet was a
manager in social care for 13 years working in the
most deprived areas of Glasgow.
Violet is committed to providing housing and
communities where people choose and want to
live and work. She believes that this would only
be achieved if tenants and residents have a say
and influence the services they receive.
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HILARY EASTHAM:*
Hilary brings 32 years
experience from
working in council
housing departments
to the board, including
20 years in Bolton and
seven as a Director of
Housing in Rochdale.
She was also involved
in setting up Fortalice,
a Bolton‑based charitable organisation to support
victims of domestic abuse. She is also an active
member of the Fortalice committee. She has
strong management skills and a wide knowledge
and understanding of regional housing and
related issues.
Hilary is Honorary Professor of Housing at Salford
University.
BIPIN PATEL:*
Bipin is the chair and
group editor of local
Asian media services
APNA News, APNA
Kaam and APNA
online, with a focus on
arranging a number of
events to help explore
and value diversity.
He has a passionate
interest in voluntary
sector involvement with private, public, and
community sectors.
His interest and expertise is focussed on
addressing many of the key challenges in respect
of inclusion, sustainability and empowerment.
He is a founding board member of APNA
Housing Association. He was chair of Bolton at
Home’s regeneration sub‑group for three years
and since December 2008 has chaired Bolton at
Home’s performance sub‑group.
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MAGGIE
SHANNON:*
Maggie has worked
in social housing
for more than 20
years, and is now
the Director of
Performance and
Innovation at Great
Places Housing
Group. She is also a
fellow of the Chartered
Institute of Housing.
The experiences Maggie brings to the board,
include strong leadership skills and an
understanding of the issues facing Bolton at
Home and its tenants. She has knowledge in the
areas of human resources, technology, housing
management and communication.
STEVE SHARPLES:
Steve is a consultant
working in housing
and regeneration and
has carried out a wide
range of commissions
on social housing,
urban renewal and
community projects
across the country.
Steve’s original
background was as an academic, teaching
mainly in schools of architecture and urban
planning. As an independent member of the
board he has a particular interest in tenant and
resident involvement issues, regeneration and
future investment in social housing.
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Councillors on the board
COUNCILLOR
NOEL SPENCER:
Noel is a councillor
for the Farnworth
ward and currently the
chair of the Farnworth
Neighbourhood
Management board.
Noel first became
interested in housing
in 1969, when he was
involved in the ‘fair rents campaign’ at a time
when Ted Heath led the government. He was
previously a member of the regional housing
board and also held the position of housing chair
at Bolton Council. He has been chair of Bolton at
Home’s board since 2002.
He has also been chair of the M62 Group since
its formation, and was the chair of the North
West Housing Forum from 2000 to 2006. He is
also involved in a number of local and national
voluntary groups and charities. In 2007 he was
awarded the MBE for services to social housing.

COUNCILLOR
ROBERT ALLEN:
Robert is a councillor
for the Heaton and
Lostock ward. He is
a retired company
manager.
Robert brings a wealth
of experience to Bolton
at Home, contacts and
links to the council
and, more than anything, a determination to get
the best deal for Bolton at Home tenants. He
passionately believes in opportunity. He wants
to see Bolton at Home not just maintaining the
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bricks and mortar of homes, but encouraging
people to grab opportunities for work and self
development. Throughout his working life he has
held the view that tenants come first, and believes
that Bolton at Home tenants have a right to be
heard and a right to influence what happens in the
board room.

Stephen is chair of Horwich fair-trade group, chair
of the Bolton Wanderers Football Club study
group, a member of the Rivington Heritage Trust
and chair of Lever Park Learning Trust. He is
qualified in teaching adults and over the last eight
years has taught and assisted people back into
work or further training.

COUNCILLOR
MARGARET CLARE:
Margaret has been
councillor since
1992 and has been
heavily involved in
housing during this
time, particularly with
tenant involvement.
She was secretary of
her local residents’
association between
1981 and 1986 and has chaired the Great Lever
Neighbourhood Management Pathfinder board
since 2003.

COUNCILLOR
ALAN WALSH:
Alan has been a
councillor for 10
years. He also has
50 years experience
in the plumbing and
heating business
in technical and
management roles.

By serving on the board, Margaret would like to
achieve a greater awareness of Bolton at Home.
She brings with her excellent listening skills and a
‘critical friend’ role. She is a retired midwife.
COUNCILLOR
STEPHEN ROCK:
Stephen is a
councillor for the
Horwich North
East ward and
Leader of Horwich
Town Council. He
also serves on the
Bolton Accredited
Residential Landlord
Organisation.
He has experience in management, tenant
involvement, education and youth work and is
actively involved in voluntary work with youth and
community groups.
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He has spent four
years on the board of Bolton at Home.
A member of both the RSPB and Institute of
Advanced Motorists, Alan is also involved in
the Dame Dorothy Legh’s Charity, together
with work for Bolton Conservatives, local nature
conservation, planning, highways and housing.

At the time of going to print some of the
councillors included in this document were
standing at the May 6th local elections.
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second summary

•
•

This document, which sets out the council’s transfer proposal, is called a Stage One Notice.

•

At the back of this document is a paid response card for your comments. Please take the
time to complete this card and return it to the council. This is your chance to have your say.

•

You will receive a ‘Stage Two Notice (a letter), which sets out any significant changes made
to this proposal as a result of tenants’ comments and whether it has decided to go ahead
with the ballot.

•

If the council decides to go ahead with the ballot, an independent organisation would carry
out a confidential ballot over a four-week period.

•

The law states that councils have to consult with their secure and introductory tenants
about any proposed transfer of their homes.

As well as this document, the process has included meetings with tenants, a roadshow,
home visits, newsletters, leaflets and a DVD.
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What is the process for
consultation?
Stage one – Consultation
This is the first part of the formal consultation
with tenants on the proposed transfer. This offer
document sets out what the new-style Bolton at
Home would do if the proposed transfer goes
ahead. As well as this document, the process
includes meetings with tenants, home visits and
a short DVD produced by the council.

Transfer fact
Every secure and introductory
tenant would have the right to
vote.
Consideration of your comments
At the back of this document is a paid response
card for your comments. Please take the time to
complete this card and return it to the council.
This is your chance to have your say.
The council will consider your comments on the
transfer proposal and decide whether it needs to
be changed. It will also consider whether to go
ahead with the ballot of all the council’s secure
and introductory tenants.

Stage two – Consultation
The council will send you a letter called the
‘stage two’ letter. This will describe what, if any,
significant changes have been made to this
proposal as a result of tenants’ comments on
the offer document promises and whether it has
decided to go ahead with the ballot. It will also
explain your right to make representations to the
Secretary of State.
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Confidential ballot
If the council decides to go ahead with the ballot,
an independent organisation would carry out a
confidential ballot over a four-week period. Every
secure and introductory tenant would have the
right to vote. This means that joint tenants would
each have a separate vote and ballot paper.
Neither the council nor Bolton at Home would
know which way you have voted.
If the ballot is in favour of the transfer, and the
council agrees to go ahead, it will inform tenants
that it intends to proceed with the transfer
and explain tenants’ rights to make further
representations to the Secretary of State.

The council must give you a notice informing
you of:

•

Details of the proposal, including the identity
of the organisation to whom the transfer is to
be made;

•

The likely consequences of the transfer; and

•

The effects of the provisions of Schedule
3A Housing Act 1985 and, in case of secure
tenants, of sections 171A to 171H Housing Act
1985 (Preservation of right to buy on Transfer).

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

The council must get the consent of the Secretary
of State before the transfer can take place. If all
this happens, it is planned for the transfer to take
place in 2011.

Legal requirements for tenant
consultation
The law states that councils have to consult with
their secure and introductory tenants about any
proposed transfer of their homes. The law is
set out in Section 106A and Schedule 3A of the
Housing Act 1985 (as amended). The council
and the Secretary of State must have regard to
the views of the council’s secure and introductory
tenants.

•

When this happens you may write to the
Secretary of State with any objections to the
proposal within 28 days. This 28-day period
begins when the council’s stage two notice
is sent to you. The Secretary of State will take
objections into account in considering any
application from the council for the necessary
consent to the transfer of the stock.

•

After the ballot the council would inform all
tenants of the ballot result and whether it
intends to proceed with the transfer and how
further representations to the Secretary of
State can be made.

Transfer fact
The law states that councils
have to consult with their
secure and introductory
tenants about any proposed
transfer of their homes.

Transfer fact
The transfer would only
go ahead if the majority of
tenants who vote, vote in
favour in a confidential ballot.
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The effects of the provisions of Schedule 3A
Housing Act 1985 are:

•

The council must first serve on you a
notice (the stage one notice) giving you the
information listed above. This document forms
the stage one notice;

•

The council will consider any comments
received by the date given in the covering
letter from the council’s chief executive, and
after considering your views, the council must
serve a further written notice on you (the stage
two notice) informing you of any significant
changes and its decision.

If you are not sure what type of tenant you are,
please refer to your tenancy agreement or phone
Bolton at Home direct on 01204 335100.
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Your new tenancy agreement

What is in this
section?
This section contains the proposed form of
tenancy agreement tenants would have with the
new-style Bolton at Home if the transfer goes
ahead.
This tenancy agreement has been designed to
ensure that tenants’ rights are protected if the
transfer goes ahead and tenants have been fully
consulted on its development.
If the transfer goes ahead, Bolton at Home would
give tenants a new Tenants’ Handbook.

Bolton at Home’s proposed new
tenancy agreement
A tenancy agreement substantially in the form
contained in this section would be issued as
soon as possible after the transfer to each
transferring secure tenant except:
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second summary

•

Tenants’ current key rights and entitlements would be protected in their new assured
tenancy agreement with the new-style Bolton at Home.

•

These key rights and entitlements (except for rents and charges) could only be changed
with a tenant’s individual written consent.

•

The tenancy agreement details payment of rent, the landlord’s obligations, tenants’
obligations, rights and grounds for possession.

•

The new tenancy agreement has been developed with the involvement and approval
of BATRA.
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•

where tenants have a valid Possession Order
in force against them;

•

where tenants have been served with a valid
Notice of Intention to Seek Possession;

•

where tenants have ongoing possession
proceedings at the time the transfer takes
place;

•

where tenants have been issued with a
demotion order;
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•

if the tenant complies with a demotion order
and the demotion period comes to an end; or

•

if the Court decides when finally determining
the proceedings not to make a Possession
Order.

In the meantime, these tenants would become
tenants of Bolton at Home like all other remaining
tenants.
Bolton at Home would be able to enforce the
Possession Orders that the council had obtained
prior to the transfer, and may also be able to
obtain Possession Orders for tenancy breaches
where the council has served notices before the
transfer takes place.
Bolton at Home would also be able to take action
on tenancy debts owed to the council before the
transfer went ahead.

What about introductory
tenants?
If the transfer goes ahead introductory tenants
of the council would become assured nonshorthold tenants of Bolton at Home once their
initial term of 12 months has been satisfactorily
completed. At this stage they will be offered the
same tenancy agreement as the transferring
secure tenants of the council, unless they have
been issued with a valid notice of possession
proceedings (see further above).

In these cases, the new tenancy agreement
substantially in the form contained in this section
would be issued if:

•

the Possession Order is discharged;

•

the Notice of Intention to Seek Possession is
withdrawn or expires; or
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Assured (non-shorthold) tenancy agreement
This tenancy agreement is between
Our name and address Bolton at Home Limited (we us or our) of
1-3 The Courtyard, Calvin Street, The Valley, Bolton BL1 8PB.

Support charge (if any) £ ..............................
Total weekly payment

£ ..............................

Permitted number

The maximum number of people allowed to live at your home is ........................

The tenancy

This tenancy begins on . ........................................................................................................................
for a week and thereafter weekly until brought to an end, and it is an
assured non-shorthold tenancy the terms of which are set out in this
tenancy agreement.

We are registered with the Tenant Services Authority.
Name of Tenant

and..........................................................................................................................................................................
...................................................................................................................................................................................
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SIGNATORIES

(the Tenant or you) (In the case of joint tenants, the term Tenant or you
applies to each of you and the names of all joint tenants should be written
above. Each Tenant individually has the full responsibilities and rights set
out in this tenancy agreement.)

Signed on behalf of Bolton at Home Limited by [Housing Officer]:

The address of the
property covered by
this agreement

...................................................................................................................................................................................

Date . .......................................................................................................................................................................................................................................

The property is
[give a description
including the number
of rooms]

...................................................................................................................................................................................

Charitable status

The home that is the subject of this tenancy is held by a charity.

Signed by the Tenant(s):

Support
[delete if not required]

This is granted to facilitate the provision of support for you or a member of
your household.

[Print name] . .............................................................................. [Signature] ..................................................................................................

Payments for
your home

The weekly payments for your home at the start of this tenancy are:

................................................................................................................................................... (your

home)

...................................................................................................................................................................................

[Print name] . .............................................................................. [Signature] ..................................................................................................

•

Tenant’s declaration. The information which I gave in my application for a tenancy was and still
is true.

•

I have read and understood the tenancy agreement and will keep to its conditions.

•

I have received ................. sets of keys for the back and front doors to the property which I will return at
the end of the tenancy, along with a copy of this agreement.

[Print name] . .............................................................................. [Signature] ..................................................................................................

(i) rent of £ ..............................
(ii) rent and other charges arrears of £ .............................. in relation to
[insert address of property]
...................................................................................................................................................................................

Signed by the Representative of the Tenant (where appropriate) . ..........................................................................................
Name/Position of any Representative ...........................................................................................................................................................
If this is a joint tenancy, each Tenant should sign.

Service charge (if any)

£ ..............................

Total Service Charge

£ ..............................

£ ..............................

Date . .......................................................................................................................................................................................................................................
This tenancy agreement is based on the National Housing Federation’s model assured non-shorthold
tenancy.
This tenancy agreement may not be assigned except in furtherance of a court order or in accordance
with condition 10 of section 4 or condition 6 of section 2.
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Meaning of Words

1.3

The list below explains some of the words and
phrases we use in this agreement.
The property A home and any private yard,
garden or shed.
home

household

Everybody living in your property,
including lodgers.

you

The tenants of the property. If two
or more people are joint tenants,
‘you’ means each individual
and all tenants together. Each
individual tenant and all joint
tenants have the rights and
responsibilities set out in the
agreement.

It is agreed as follows:

1

Payments for your home

1.1

The weekly rent and service and other
charges for your home at the start of the
tenancy are set out on pages 64 and 65.

1.2
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1.5

The payment of rent and service and other
charges is due in advance on the Monday
of each week. You must pay your rent and
service and other charges in full every week.

Changes in rent

3.1

We may increase the rent on the [first
Monday in April] after this tenancy is
granted by giving you not less than one
calendar month’s notice in writing. The
revised rent shall be the amount set out in
a rent increase notice given to you by us
which shall not be more than the change in
the rate of inflation plus one half per cent
(0.5%) plus £2.00 on the weekly rent.

Help with your rent

“change in the rate of inflation” means the
percentage change in the Retail Prices
Index (all items) over the twelve month
period ending with the date of publication
of the figure for the Retail Prices Index for
September immediately preceding the rent
increase date.

Keeping us informed
If there are any changes to your household
or your personal circumstances that may
affect your tenancy, you must tell us straight
away.

1.6

Payment of arrears
If you have any rent arrears and other
charges due when this tenancy is granted
you agree to pay off those arrears by the
weekly instalments shown on page 64.
If you do not make the payments, we may
start court proceedings to end this tenancy.

1.7

This means Bolton at Home
Limited.

Section 1 - General
Terms

3

You may be entitled to claim help for all or
part of your rent or support charges. It is
important for you to claim this if you are
entitled. Please see your Tenancy Handbook
on how to claim help with your rent.

A house, flat, maisonette or
bungalow, but not any private
garden, yard, outbuilding or shed.

shared parts The parts of a building or estate
which are used by all tenants,
usually within a block of flats or
maisonettes.

We, our, us

1.4

If you want to pay your rent and service
and other charges other than every week,
you may do so but must still pay these in
advance.
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3.2

If you do not pay your rent
If you do not pay your rent, charges or
costs, or if you continually pay late, we may
take legal action against you. This may
involve us asking a court to give possession
of the property back to us.

2

Services

2.1

We shall provide the services set out on
page 64 and 65 for which you shall pay a
service charge. These charges only apply to
your home if an amount has been entered
against a service on pages 64 and 65.

2.2

We may, after consulting the tenants
affected, increase, add to, remove, reduce,
or vary either the services provided or
charges for the services or introduce new
services for which charges may be payable.

After the first rent variation under this
tenancy agreement we may in accordance
with the provisions of Sections 13 and 14 of
the Housing Act 1988 increase or decrease
the rent by giving you not less than one
calendar month’s notice in writing. The
notice will specify the rent proposed. The
revised rent shall be the amount specified
in the notice of increase unless you refer the
notice to a Rent Assessment Committee to
have a market rent determined. In that case
the maximum rent payable for the following
year will be the rent so determined.

4

Changes in service and other
charges

4.1

With effect from the first Monday in April
after this tenancy is granted we may
increase your service charge (if it applies)
at any time if we give you at least one
month’s notice in writing, but not more than
once a year unless there is a change in the
services provided.

4.2

Each year, we will estimate the sum we are
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likely to spend in providing services to you
over the coming year. That will be the service
charge we will ask you to pay for the year.
4.3

At the same time, we will work out how
much we have actually spent on providing
services for you in the previous year. If we
have overcharged you, we will reduce your
service charge for the coming year. If we
have undercharged you, we will increase
your new service charge.

4.4

We will give you a certificate showing what
is included in your service charge. When
you receive your certificate you have the
right, within six months of receiving it,
to examine the service charge accounts,
receipts and other documents relating to
them and to take copies or extracts from
them. We can make a small charge to cover
the cost of any copying.

4.5

We can only make reasonable service
charges and the services or work we do
must be of a reasonable standard.
If you believe that your service charge
is unreasonable (in terms of the amount
charged or standard of work) you may be
able to apply to the Leasehold Valuation
Tribunal for a decision as to what is
reasonable.

5

Support charge (where applicable)

5.1

If we provide you with support services
(indicated by a ‘support charge’ on page
65 of this tenancy agreement) then those
services may include the provision of
general advice and support in relation to all
or any of the following:
5.1.1 maintaining the security of your
home;
5.1.2 maintaining the safety of your home;
5.1.3 standard of conduct required;
67
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notices, and any other communication
arising from this tenancy agreement, is:
Bolton at Home, 1-3 The Courtyard, Calvin
Street, The Valley, Bolton BL1 8PB

5.1.4 paying the rent including budgeting
and managing debt;
5.1.5 maintaining your home in an
appropriate condition;
5.1.6 giving up the tenancy at the
appropriate time and moving to
more appropriate accommodation;
5.1.7 ensuring your welfare;
5.1.8 other support services (excluding
personal care).
5.2

5.3

5.4

We may vary the support and advice
charges at any time by giving you at least
one calendar month’s notice in writing of the
new charge. We will usually do this when
we increase your rent each year. In varying
the support and advice charges, we will
limit any increase in charges for the support
services provided with reference to the level
of charges approved by the administering
authority.
You agree to accept the level of support
services made available to you in order
to ensure the necessary standard of
independence is achieved.
If, instead of us providing you with support
services, a support provider provides you
with such support services as are listed in
condition 6.1, then you shall be responsible
for entering into a separate agreement
with that service provider with respect to
the provision of those services and to pay
for that support in accordance with that
separate agreement and in addition to any
rent or service charge which is payable in
accordance with this agreement.

6

Service of notices

6.1

This condition gives you notice under
Section 48 of the Landlord and Tenant Act
1987 that our address for receiving legal
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6.2

7

Any legal notice, or any other communication
arising from this tenancy agreement, shall be
validly served on you if posted or delivered to
or left at your home or last known address.
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Repair of common parts
To take reasonable care to keep the
common entrance, halls, stairways, lifts,
passageways, rubbish chutes, windows
and any other common parts, including
their electric lighting, in reasonable repair
and fit for use by you and other occupiers of
and visitors to your home.

Altering the agreement
Except for any changes in rent or service
charges or where permitted under future
legislation, this tenancy agreement may be
altered only with the written consent of both
you and Bolton at Home.

5

To keep the exterior of your home and any
common parts in a reasonably satisfactory
state of decoration and maintain these
areas through a cyclical programme of
redecoration.

6

Succession - general

We agree:

6.1

If you die, certain people, who are specified
in condition 6.5 below, may succeed to this
tenancy. This condition 6 will not apply if
you have already succeeded to this tenancy
(either under condition 6 in this tenancy or
similar succession conditions in a previous
tenancy which we granted).

Possession
To give you possession of your home at the
start of the tenancy.

2

Tenant’s right to occupy
You have the right to enjoy your property
without interference from other people as
long as you keep to the conditions of this
agreement except where:

2.1

access is required subject to reasonable
notice, to inspect the condition of your
home or to carry out repairs or other works
to your home or adjoining property; or

2.2

we are entitled to possession at the end of
the tenancy.

3

Our repairing responsibilities
We will maintain the structure and outside
of your home, in line with our legal
responsibilities, including drains, gutters
and outside pipes, the installations for

6.4.3 If you are not a joint tenant and you
do not have a wife, husband, civil
partner or partner (this includes
same sex couples) who lived with
you in your home as their principal or
only home immediately prior to your
death the tenancy could also pass
to a close relative (parent, child,
grandparent, grandchild, brother,
sister, uncle, aunt, nephew, or niece)
if they had been living with you for
the previous 12 months, and there
have been no previous successions.
If a relative succeeds to a house in
this way and the house is bigger
than they need, we may move them
out to a smaller property that they
will live in as an assured tenant.

External decorations

Section 2 - Our
Obligations
1

6.4.2 If you are not a joint tenant and you
die, the tenancy may pass to your
wife, husband, civil partner or partner
(this includes same sex couples)
provided he or she lived with you in
your home as their principal or only
home at the time of your death.

supplying water, gas, electricity and
sanitation, which includes basins, sinks,
toilets and baths.

4

6.2

If you were granted this tenancy on the
transfer of your home from Bolton Council
to us, we will not take account of any
successions before the date of the transfer.

6.3

In certain circumstances, if the property is
larger than the needs of the successor or
has been provided or adapted for an elderly
or disabled person and the successor is not
elderly or disabled, the successor will be
offered suitable alternative accommodation.

6.4

People entitled to succeed to this tenancy
6.4.1 If you are a joint tenant and you die
then the tenancy may continue in the
name of the remaining tenant.
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If more than one member of your
family has a right to the tenancy
they should agree who will claim it.
If they cannot agree, they should all
make a claim to us in writing within
twenty eight days of your death and
we will decide to whom we will offer
the tenancy. We will advise who the
successful claimant was to everyone
who makes such a claim.
6.5

Special succession rights
If inheritance rules do not allow someone
who qualifies under condition 6.4.3 above to
take over this tenancy, we may use Ground
7 to end this tenancy agreement and grant
that person a new tenancy of your home.
If your home has been specially adapted
69
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and no one living in your home needs that
adaptation or if your home would be larger
than the person entitled to a new tenancy
reasonably requires, we may offer them a
tenancy of a more suitable home owned by
us. The new tenancy will be on the same
terms as this tenancy other than in relation
to rent, service charge and succession.

7

Housing management
To provide you with information on our
housing management policies as required
by the guidance issued by the Tenant
Services Authority or its successor body
under the provisions of Section 36 of the
Housing Act 1996.

1

4.2
4.3

4.4

4.5

5

To take possession of your home at the
start of the tenancy and not to part with
possession of your home or sub-let the
whole of it.

Rent and other charges

2.1

To pay the rent and (if applicable) service
charge and support charge and other
charges weekly in advance.

2.2

3

Use of your home

4.1

To use your home for residential purposes,
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We will take legal action if you, your
household or any visitor cause a nuisance or
annoyance to anyone because illegal drugs
or other controlled substances are being
used, stored, grown or dealt at the property.

• damaging someone else’s property, or
threatening to do so; and

6.1

You, your household and your visitors must
not threaten, including harass or physically
assault, any person living in your area for

8.5

To keep animals kept at your home under
proper control and not allow them to be
a nuisance, annoy anyone or cause any
damage.

8.6

To immediately clear up any mess your
animal makes, whether inside your home,
in any shared part or in any public area or
garden.

8.7

To do all you can to stop your animal from
straying from the property. If, after your
tenancy has ended, you leave any animal
in your property, we will charge you for any
costs incurred in taking care of your animal
or finding a home for it. We will charge you
for any damage your animal has done to
the property. You must pay us straight away
for this. We will normally take legal action to
recover any money you owe us.

Household contents

Depending on the circumstances, any sort
of behaviour that threatens any person
or their property may be considered
harassment.

6.4

You must not take part in any racist action
or behaviour. A racist incident may be
any incident which the victim or any other
person considers to be racist.

7

Domestic abuse

7.1

You must not be abusive towards your
partner, ex-partner, or any other member
of your family or household. Domestic
abuse can involve physical, mental, sexual,
emotional and financial abuse.

9

We have a number of options for dealing
with people responsible for domestic
abuse, which may include legal action.
Domestic abuse can be considered a good
enough reason for eviction and there does
not have to be a criminal charge.

10 Hygiene

7.2

• in parking areas; and

Harassment and hate

Not to breed animals at your home unless
you have our permission in writing.

6.3

• in shared areas such as stairs, lifts,
landings, entrance halls, paving and
shared gardens;

6

8.4

• producing abusive or insulting graffiti.

Nuisance/anti social behaviour

• around your home.

To arrange for any animal to be removed
from your home immediately if we write and
ask you.

• using abusive or insulting language, or
behaving in an abusive way;

We will take legal action against you,
your household or any visitor if the
property is used for dealing, using,
growing or storing illegal drugs or any
other controlled substance.

8

Pets

8.1

Not to keep any animal we think is unsuitable.

8.2

To get our permission in writing to keep an
animal if you live in a flat or if you share an
entrance with other tenants.
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8.3

Harassment includes, but is not limited to:
• acts of violence or threats to use
violence;

Not to use your home for dealing, using,
growing or storing illegal drugs or any other
controlled substance.

• on surrounding land;

Outgoings

4

6.2

• in your home;

To pay any rent arrears and other charges
due when this tenancy is granted by weekly
instalments shown on pages 64 and 65.

To meet all outgoings applying to your
home including water charges and electric
and other costs whether metered or billed.

You, your household and your visitors must
not do anything illegal in the property.

You, your household and your visitors must
not do anything which is considered to be a
nuisance or anti social behaviour, including
noise nuisance, annoyance or disturbance
to any person living in your area. This
includes, but is not limited to, causing
nuisance or anti social behaviour:

Possession

2

any reason, including but not limited to their
race, sex, sexuality, colour, nationality, ethnic
origin, faith, age, disability or any medical
condition, such as HIV or mental health.

as your only or principal home and not to
operate any business at your home unless
we give you permission in writing.

Section 3 - Your
Obligations
You agree:

Your new tenancy agreement

As you are responsible for the contents of
your home, you may want to take out home
contents insurance.

You, your household and your visitors must:
10.1 keep your home free from any vermin;
10.2 keep your home and any shared parts
clean and tidy; and
10.3 keep your home and any shared parts free
from rubbish and other items that may
cause an obstruction, be offensive or cause
a health risk.
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11 Storing dangerous materials and
dangerous use
11.1 Neither to store dangerous materials at your
home nor keep any petrol-driven appliance
inside your home or any shared parts
other than a paved or concrete surface for
parking, a garage or an outbuilding.
11.2 You, your household and your visitors must
not do anything in the property which may
cause a danger to any person.

12 Portable heaters
Not to use or store portable gas heaters or
gas bottles at your home.

13 Internal decoration
13.1 To keep your home in reasonable
decorative order.
13.2 Not to apply Artex, vitreous tiling or any
similar materials to the walls or ceilings, or
laminate flooring, unless you have received
our permission in writing. We may give you
permission to use these materials, but you
must not carry out any work until we have
given you our permission in writing.
13.3 If you use any of the above materials
without our permission and we damage
them while carrying out repairs or
improvements, we will not give you
compensation for this damage.

14 TV aerials
You must not erect any aerial (including
CB, television or satellite) unless you have
obtained our permission in writing and you
must not remove any aerials which we have
had installed.

15 CCTV
You must not install any CCTV equipment
unless you have obtained our permission in
writing and following such installation you
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must comply with any guidelines which we
may issue from time to time.

16 Damage
To make good any damage to your home
or our fixtures and fittings or to the common
parts caused by you or any member of your
household or any visitor to your home, fair
wear and tear excepted. If you do not make
good this damage you must pay for any
wilful damage or neglect of the property
caused by you, or a member of your
household or a visitor.

17 Reporting disrepair
To report to us promptly any disrepair or
defect for which we are responsible in your
home or the common parts.

18 Access
18.1 To allow our employees or contractors
acting on our behalf access at reasonable
times and subject to reasonable notice to
inspect the condition of your home or any
installations or to carry out repairs or other
works to your home or adjoining property.
We will normally give at least twenty-four
hours’ notice but more immediate access
may be required in an emergency.
18.2 To give our employees or contractors
access to the property every year to carry
out an annual gas safety check.
18.3 If there is an emergency which has caused
injury to someone or has damaged any
property, or could injure someone or cause
damage to any property, we or other people
may need to enter your property without
giving you notice. We will make sure your
property is secure afterwards.
18.4 When necessary and subject to reasonable
notice, to move out of your home while we
carry out repairs and/or other works. We
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will normally give you reasonable notice to
move out, but there will be times when this
is not possible - for example, in the case of
an emergency gas leak. Normally, we will
consult you about your needs before we
offer you a temporary property to move into.
You must accept any alternative offer we
consider to be reasonable. If you refuse to
move, we will normally take legal action to
force you to move. We will ask the court
to make you pay our legal costs in taking
this action.
18.5 All employees and people who work on our
behalf carry identity cards. Always ask to
see an identity card before allowing anyone
into your property.
18.6 You, your household and your visitors must
not block any shared parts near the property
or leave any rubbish there. You must make
sure shared parts are kept clean and tidy.
18.7 You must keep any shared parts near the
property secure, in particular by ensuring
that you, your household and your visitors
keep any doors and gates closed.

19 Respect for our employees and
partners
You, your household or your visitors must
not threaten or harass any of our employees
or partners, any board members or anyone
who works for us, or on your behalf, while
they are carrying out their duties or because
they have carried out their duties.

20 Garages, sheds and so on
Not to build or put up any garage, parking
area, shed, greenhouse, outbuilding or
any other structure unless you have our
permission in writing, even if this structure is
only temporary. If we give you permission,
you will be responsible for any repairs
and maintenance. You will not normally be
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allowed to put up any structure at the front
of your home. At the end of your tenancy,
you must remove any structures you have
put up and repair any damage to your
home. We will tell you which structures need
to be removed. If we ask you to remove any
garden shed and you fail to do so, we may
carry out the work and charge you for it. You
must pay any cost straight away.

21 Garden maintenance
21.1 To look after your garden (including hedges)
and keep it tidy and free from rubbish. If
you do not keep it in good condition, we
may take legal action and charge you for
any maintenance or clearance work we
carry out. If for any reason you cannot
maintain your garden, please contact your
neighbourhood housing office.
21.2 Not to build a pond in your garden. If a
pond is installed we will request that you fill
this in at your own expense.
21.3 To make sure that you maintain your garden
so that it does not grow over any footpath,
ginnel or road and cause a nuisance.

22 Fences and walls
Not to take down, replace, build or renew
any fence or wall unless you have our
permission in writing.

23 Hedges, shrubs and trees
Not to allow any hedge or shrub to grow
more than two metres high, and you must
not cut down or remove any tree hedge or
shrub unless you have our permission in
writing. If you do allow a hedge or shrub to
grow more than two metres high and fail
to prune it within a reasonable period of
time or the time we tell you, we will prune
the hedge or shrub and charge you for this
work. You must pay us straight away for
doing this.
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24 Roadways
Not to block local roadways and other
vehicular access, and to keep them, and
car parking spaces, clear of unroadworthy
vehicles and other obstructions.

25 Parking
25.1 To park vehicles only within the boundary of
your home if you have a garage or a paved
or concrete surface for parking.
25.2 Not to park any vehicle, caravan or trailer
on pavements, verges, open areas or
playgrounds.
25.3 Not to park a caravan, motor home or trailer
at your home unless you have permission
in writing from us and you have a paved
concrete surface for parking.
25.4 Not to park any vehicle weighing over 3.5
tonnes within one mile of the property,
except in an area where those vehicles are
allowed to park.

26 Overcrowding
Not to allow more than the number of
persons shown on page 65 to live at your
home.

27 Lodgers
27.1 Not to take any lodgers except as provided
in section 4, condition 4 and to tell us on
request of the name, age and sex of the
intended lodger and of the accommodation
he or she will occupy.

29 Adding members to your
household
29.1 If you have more people in your household
than the permitted number shown on
page 65, we will write to you and ask you
to reduce the number of people in your
property. If you fail to do as we ask, we will
normally take legal action against you which
may lead to you losing your home.
29.2 If you want someone to stay who wasn’t
part of your household when you moved in,
you must get our permission in writing first.
This includes children, relatives, friends and
guests. We will not unreasonably refuse
permission.

30 Absence from your home
30.1 You must write and tell us if you are going
to be away from the property for more than
30 days. You must also tell us if the property
is regularly empty during the week, for
example, because you work away. If you
are going to be away from home, you must
make sure the property is left secure.
30.2 If we need to secure your property while you
are away, we will take action against you to
recover the costs of any reasonable security
measures which we have taken.

31 Ending the tenancy
31.1 To give us at least four weeks’ notice in
writing when you wish to end the tenancy.

28.1 Not to grant a sub-tenancy of the whole of
your home.

31.2 If, when you die, no-one takes over the
tenancy of the property your executor or
next of kin must write and tell us about this.
We need at least two weeks’ notice to end
the tenancy.

28.2 Not to grant a sub-tenancy of any part of
your home without first obtaining our prior
written consent. We may give consent
subject to reasonable conditions.

31.3 When your tenancy ends, you must pay us
any rent, charges or costs you owe straight
away. We may take legal action against you
if you do not pay straight away.

28 Sub-letting
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32 Moving out
32.1 To give us vacant possession and return the
keys of your home at the end of the tenancy
and to remove all furniture, personal
possessions and rubbish and leave your
home and our fixtures and fittings in good
lettable condition and repair (subject to
fair wear and tear). We do not accept any
responsibility for anything you leave at your
home at the end of the tenancy.
32.2 You must hand all keys to the property
into your neighbourhood housing office by
10am on the due date otherwise we may
charge you another week’s rent.
32.3 When you leave, you must take all your
belongings with you otherwise we may
get rid of them and charge you for doing
this. We will not store your belongings for
you. Please remember that this includes
belongings in your garden, any shed or
outbuilding or loft space.

Section 4 - Your Rights
You have the following rights:

1

Right to occupy

1.1

You have the right to occupy your home
without interruption or interference from
us for the duration of this tenancy (except
for the obligation contained in section 3,
condition 18 of this Tenancy Agreement).

1.2

Your right to occupy your home is at risk
if you do not comply with the terms of this
tenancy agreement or have proper respect
for the rights of other tenants and other
persons in the neighbourhood.

2

Tenure

2.1

You shall remain an assured tenant so long
as you occupy your home as your only
or principal home. We can end a periodic
assured non-shorthold tenancy only by
application of law which will ordinarily be
by obtaining a court order for possession
of your home on one of the grounds listed
in Schedule 2 of the Housing Act 1988.
We may also apply for a demotion order
under Sections 6A and 20B of the Housing
Act 1988 (as amended by the Anti-Social
Behaviour Act 2003).

2.2

If we intend to seek a demotion order we
will give you two weeks’ notice in writing
unless the Court has allowed us to go
ahead without serving notice on you.

2.3

If we intend to seek possession of your
home, as long as this tenancy has not
been demoted, we will give you four weeks’
notice in writing unless:

32.4 It is your responsibility to make sure that
the property is secure. If you fail to hand in
all the keys at the end of your tenancy, we
will change the locks and we will normally
charge you for any costs we have to pay.

33 Charging you for work
If we have to do work because you have
not kept to any of the conditions of the
agreement, we can charge you the cost of
that work which you must pay straight away.
This may involve us taking legal action
against you to recover these charges.

34 Costs for taking action against you
If we take action against you because you
or anyone you are responsible for has not
kept to the conditions of this agreement, we
can charge you for that action and you must
pay that cost straight away.

Part 12

2.3.1 we are using grounds 14 or 14A
when the notice may be less than
four weeks; or
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2.3.2 we are using grounds 7, 9 or 16
when we will give two months’
notice; or
2.3.3 the Court has allowed us to go
ahead without serving notice on you.
2.4

2.5

2.6

3

We agree that, unless this tenancy has been
demoted, we will only serve a notice (or ask
the court to allow us to go ahead without
serving notice) and seek possession of
your home on the grounds and in the
circumstances set out in section 5 below.
We agree not to use grounds 1-6, 8 or 11 of
Schedule 2 of the Housing Act 1988 to end
this tenancy.

4.2

4.3

4.4

5

As well as seeking a possession and/or a
demotion order, we can ask the Court for
an injunction, which may include a power
of arrest and an exclusion order to make
you comply with or stop breaching any
terms of this tenancy or where you use your
home for unlawful use. We may also apply
for an injunction against an individual who
engages in antisocial behaviour.

6

If the tenancy ceases to be an assured
tenancy we may end the tenancy by giving
you four weeks’ notice in writing.

Right to take in lodgers and
sub‑let part of your home

4.1

You have the right to ask for permission to
take in lodgers as long as the property does
not become overcrowded. Before doing so,
you must fill in an application form. We will
not unreasonably refuse any application.
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You must not take in any lodger with any
conviction for antisocial behaviour without
disclosing the fact and obtaining our
permission in writing.
You must not sublet part of the property
unless you have our permission in writing.

7

has not been completed within a specified
timescale. We will give you full details of
the Right to Repair Scheme including a
schedule of qualifying repairs upon request.
Under the Right to Repair Scheme, we must
pay you compensation if qualifying repairs
are not done within set timescales.

8

Right to consultation

8.1

We will consult you before we take certain
action. This includes:
8.1.1 changing the way we manage your
neighbourhood;

Right to make improvements

Compensation for improvements
You have the right to claim compensation
for certain improvements which you have
made to your home after a certain date.
You can only apply for compensation when
your tenancy ends. We will give you full
details of the scheme and the qualifying
improvements upon request.

Cessation of assured tenancy

4

If you are in specialised accommodation,
such as sheltered accommodation, any
lodger must also meet the letting conditions
for that type of accommodation.

You may make improvements, alterations
and additions to your home including
putting up a television aerial, external
decoration and additions to, or alterations
in, our installations, fixtures and fittings,
provided that you have first obtained our
written consent and all other necessary
approvals (for example, planning
permission or building regulations
approval). We shall not unreasonably
withhold our consent but may make it
conditional upon the works being carried
out to a certain standard. Failure to seek our
consent or to comply with our conditions
shall be a breach of your obligations under
this tenancy.

If this tenancy has been demoted, we may
ask the Court to make a possession order
under other provisions of the Housing Act
1988. These give the Court limited rights to
refuse a possession order.

Your new tenancy agreement

8.1.2 changing our policy on repairs and
maintenance;
8.1.3 improving or demolishing any
properties; and
8.1.4 changing any of the services we
provide to properties.
8.2

We will either consult you directly or through
a tenants’ association or other forum.

8.3

We do not have to consult you if we want
to change the amount of your rent or other
charges for your property.

9

Right to information

9.1

You have the right to see information which
we hold about you and which is relevant to
your application for a property, your tenancy
or the transfer.

9.2

You have a right to information from us
about the terms of this tenancy and about
our repairing obligations, our policies
and procedures on tenant consultation,
housing allocation and transfers, and our
performance as a landlord.

9.3

You have the right to see summaries of our
rules and policies on rehousing, swapping
property, and how we will decide who we
will offer a property to.

Right to repair
You have the right to have certain urgent
minor repairs done quickly and at no cost
to you where the repair may affect health,
safety or security, and where the repair
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10 Right to exchange
10.1 If you are an assured tenant, you may have
the right to exchange (swap) with another
tenant. You must not swap your property
until you have our permission in writing.
10.2 If you do swap your property without our
permission, we may make you return to
your original property and recover any costs
which we have had to pay as a result.
10.3 You must not charge any premium in
relation to an exchange of this tenancy.

11 Complaints
11.1 We want to deliver the best possible service
to you. We recognise that sometimes things
may go wrong, you may feel we are not
keeping to the agreement, or you may have
a comment or suggestion which we would
like to hear.
11.2 You may contact us:
• by calling our customer service team on
01204 335765;
• by sending an e-mail to: [customer.
care@boltonathome.org.uk]; or
• by writing to:
[Customer Care Team
Bolton at Home
Freepost NAT13006
Bolton
BL1 8ZZ]
11.3 We shall operate a procedure for dealing
with complaints raised by you on any
matter arising from this tenancy. The
procedure shall operate in accordance with
the requirements of the Tenant Services
Authority as laid down from time to time. We
shall provide you with details of the scheme
at the beginning of the tenancy and inform
you of any changes.
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11.4 If you are still dissatisfied after the
complaints procedure has been exhausted,
you have the right to refer the matter to the
Independent Housing Ombudsman.

12 Preserved right to buy
12.1 As long as you qualify under the legislation,
you have the preserved right to buy your
home under the Housing Act 1985 and
the Housing (Preservation of right to buy)
Regulations 1993 as amended.
12.2 If you die, the person who takes over the
tenancy under the succession rights in
section 2 above will also take over your
preserved right to buy (if you had that right).
12.3 You will not be able to exercise the right
to buy your home if you live in sheltered
housing, or other housing excluded from
this legislation.
12.4 To avoid doubt, if you became the tenant
under this Tenancy Agreement following an
exchange (under condition 10 above), you
do not have a preserved right to buy unless
you had that right under a previous tenancy
which we granted to you.

13 Right to acquire
You have the right to acquire your home
under the Housing Act 1996, unless you
live in sheltered housing or other housing
excluded from this right by that legislation,
in which case you will not be able to
exercise this right.

14 Preserved rights
So far as possible, we agree to give you
the rights in conditions 4 to 10 above as
they apply to a secure tenant of a council
landlord and as if Sections 92-101, 104 –
106 and Schedule 3 of the Housing Act
1985 applied to this tenancy.
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Section 5 – Grounds
for possession

We will only seek to recover possession of
your home on this ground if in addition we can
show that:

Schedule 2 of the Housing Act 1988 –
Grounds for Possession of Dwelling-houses
let on Assured Tenancies

(a)

we intend within a reasonable time
of obtaining possession to demolish,
reconstruct or refurbish your home and/or
the building of which your home forms part
or an adjoining or adjacent building and
cannot reasonably do so without obtaining
possession; or

(b)

your home has features which are
substantially different from those of
ordinary homes which are designed to
make them suitable for occupation by a
physically disabled person who requires
accommodation of a type provided by your
home and no person residing in your home
any longer does so and we require your
home for occupation by such a physically
disabled person; or

Part 1 Grounds on which Court
must Order Possession
Ground 7
The tenancy is a periodic tenancy (including a
statutory periodic tenancy) which has devolved
under the will or intestacy of the former tenant
and the proceedings for the recovery of
possession are begun not later than 12 months
after the death of the former tenant or, if the court
so directs, after the date on which, in the opinion
of the court, the landlord or, in the case of joint
landlords, any one of them became aware of the
former tenant’s death.
For the purposes of this ground, the acceptance
by the landlord of rent from a new tenant after the
death of the former tenant shall not be regarded
as creating a new periodic tenancy, unless
the landlord agrees in writing to a change (as
compared with the tenancy before the death) in
the amount of the rent, the period of the tenancy,
the premises which are let or any other term of
the tenancy.
We will only seek to recover possession of your
home on this ground in the circumstances
explained in section 2, condition 6.

Part 2 Grounds on Which
Court may Order Possession
Ground 9
Suitable alternative accommodation is available
for the tenant or will be available for him when the
order for possession takes effect.

(c)

(d)

(e)

your home is one of a group of homes
which it is our practice to let for occupation
by people with special needs and a social
service or special facility is provided near to
the group of homes in order to help people
with those special needs, and no other
person with those special needs any longer
resides in your home and we require your
home for occupation by a person who has
those special needs; or
your home is Overcrowded (within the
meaning of Part X of the Housing Act 1985)
in such circumstances as to render the
occupier guilty of an offence; or
premises were made available to you on
a temporary basis so that works could
be carried out to your property on the
understanding that on completion of the
works you would move back into your
property. The works have been completed

Part 12

and you have failed to return to your own
property; or
(f)

a member of your family (not your spouse
or civil partner or partner or a joint tenant)
succeeded to your tenancy and the
accommodation offered by the property is
more extensive than is reasonably required
by the person succeeding to the tenancy
provided that notice of proceedings for
possession have been served (or where no
notice has to be served that proceedings for
possession have been begun) more than six
months but less than 12 months following
the date of your death. Before deciding
whether or not it is reasonable to take action
under this clause we will consider the
following matters:
(i) the age of the person succeeding to your
tenancy;
(ii) the period during which the person
succeeding to your tenancy occupied
the property with you as their only or
principal home;
(iii) any financial or other support given to
you by the person succeeding to your
tenancy.

Ground 10
Some rent lawfully due from the tenant:
(a)

is unpaid on the date on which the
proceedings for possession are begun; and

(b)

except where subsection (1)(b) of section
8 of this Act applies, was in arrears at the
date of the service of the notice under that
section relating to those proceedings.

Ground 12
Any obligation of the tenancy (other than one
related to the payment of rent) has been broken
or not performed.
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Ground 13
The condition of the dwellinghouse or any of the
common parts has deteriorated owing to acts of
waste by, or the neglect or default of, the tenant
or any other person residing in the dwellinghouse
and, in the case of an act of waste by, or the
neglect or default of, a person lodging with the
tenant or a sub-tenant of his, the tenant has not
taken such steps as he ought reasonably to have
taken for the removal of the lodger or sub-tenant.
For the purposes of this ground, “common parts”
means any part of a building comprising the
dwellinghouse and any other premises which the
tenant is entitled under the terms of the tenancy
to use in common with the occupiers of other
dwellinghouses in which the landlord has an
estate or interest.

Ground 14
The tenant or a person residing in or visiting the
dwellinghouse:
(a)

(b)

has been guilty of conduct causing or
likely to cause a nuisance or annoyance
to a person residing, visiting or otherwise
engaging in a lawful activity in the locality;
or
has been convicted of:
(i) using the dwellinghouse or allowing it to
be used for immoral or illegal purposes;
or
(ii) an indictable offence committed in, or in
the locality of, the dwellinghouse.

Ground 14A
The dwellinghouse was occupied (whether alone
or with others) by a married couple, a couple who
are civil partners of each other, a couple living
together as husband and wife or a couple living
together as if they were civil partners and:
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(a)

one or both of the partners is a tenant of the
dwellinghouse;

(b)

the landlord who is seeking possession is
a registered social landlord or a charitable
housing trust;

(c)

one partner has left the dwellinghouse
because of violence or threats of violence
by the other towards:
(i) that partner; or
(ii) a member of the family of that partner
who was residing with that partner
immediately before the partner left; and

(d)

the court is satisfied that the partner who
has left is unlikely to return.

Your new tenancy agreement
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For the purposes of this ground, at a time when
the landlord is or was the Secretary or State,
employment by a health service body, as defined
in Section 60(7) of the National Health Service
and Community Care Act 1990 or by a Local
Health board, shall be regarded as employment
by the Secretary of State.

Ground 17
The tenant is the person, or one of the persons,
to whom the tenancy was granted and the
landlord was induced to grant the tenancy by a
false statement made knowingly or recklessly by:
(a)

the tenant; or

(b)

a person acting at the tenant’s instigation.

For the purposes of this ground “registered social
landlord” and “member of the family” have the
same meaning as in Part I of the Housing Act
1996 and “charitable housing trust” means a
housing trust, within the meaning of the Housing
Associations Act 1985, which is a charity within
the meaning of the Charities Act 1993.

Ground 15
The condition of any furniture provided for use
under the tenancy has, in the opinion of the court,
deteriorated owing to ill-treatment by the tenant
or any other person residing in the dwellinghouse
and, in the case of ill-treatment by a person
lodging with the tenant or by a sub-tenant of his,
the tenant has not taken such steps as he ought
reasonably to have taken for the removal of the
lodger or sub-tenant.

Ground 16
The dwellinghouse was let to the tenant in
consequence of his employment by the landlord
seeking possession or a previous landlord under
the tenancy and the tenant has ceased to be in
that employment.
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Glossary
Affordable Housing

Audit Commission

Affordable housing includes social rented and
part rent/part buy housing provided to eligible
persons who cannot afford to rent or buy at the
open market rates. Affordable housing is usually
built with the help of subsidy from the government.
The subsidy enables the cost of rent or purchase
price to be affordable for households who cannot
otherwise afford the open market rent/sale price in
the area.

The Audit Commission is an independent
watchdog, driving economy, efficiency and
effectiveness in local public services to deliver
better outcomes for everyone.

Assured tenancy
The Transfer Team
Bolton Council, 1st Floor, The Wellsprings
Howell Croft South, Bolton BL1 1US
Tel: 01204 337681
www.bolton.gov.uk

Bolton at Home
1-3 The Courtyard, The Valley,
Calvin Street, Bolton BL1 8HP
Tel: 01204 335100
www.boltonathome.org.uk

Independent Tenants’ Advisor
Priority Estates Project, Chatterley Whitfield
Enterprise Centre, Biddulph Road,
Stoke on Trent, Staffordshire ST6 8UW
Tel: 0800 328 0845
www.pep.org.uk

Tenant Services Authority
Enquiries Team, 2nd Floor, Lateral,
8 City Walk, Leeds LS11 9AT
National telephone number (for all telephone
enquiries): 0845 230 7000
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Communities and Local
Government
Zone 2/D1 Eland House, Bressenden Place,
London SW1E 5DU
Tel: 0207 944 4400
www.communities.gov.uk

Homes and Communities
Agency
Homes & Communities Agency,
Maple House, 7th Floor, Maple House,
149 Tottenham Court Road, London W1T 7BN
Tel: 0300 1234 500
www.homesandcommunities.co.uk

National Housing Federation
Lion Court, Procter Street,
Holborn, London WC1V 6NY
Tel: 0207 067 1010
www.housing.org.uk

This is the type of tenancy you would get if the
transfer to the new-style Bolton at Home goes
ahead. It is governed primarily by the Housing Act
1988, which sets out certain statutory rights for
assured tenants. As an assured tenant you would
still be entitled to have a tenancy agreement
which is a binding legal contract setting out
your rights and obligations and these (except
for rent and other charges) can only change by
agreement of both tenant and landlord or by an
Act of Parliament. If Bolton at Home wanted to
end your assured tenancy, ordinarily it would only
be able to do so by obtaining a Court Order.

Assured tenants
If the transfer went ahead, tenants who are
currently with the council as secure tenants, by
law, become assured tenants with the new-style
Bolton at Home. As assured tenants, your rights
would be partly protected by Acts of Parliament
and partly by a legally binding contract with
Bolton at Home (under your new tenancy
agreement). Under the terms of the new tenancy
agreement, you would continue to have security
of tenure and your key rights as a secure tenant
of the council would be protected.

Ballot
The process required by law where there is a
proposal to transfer tenanted stock of
a local authority to gauge the opinion of its
secure and introductory tenants, carried out and
administered by an independent organisation,
such as The Electoral Reform Ballot Services,
part of the Electoral Reform Society.

Board
The board of management of the new-style
Bolton at Home would be made up of a third
tenants, councillors and independent people,
who are referred to as board members. They
would make decisions about how Bolton at
Home is run and managed and its local strategic
objectives.

Bolton Standard
The standard of homes that tenants in Bolton
have told the council they would like to see. This
is higher than the government’s Decent Homes
Standard. The council, as things stand, cannot
afford to meet this standard but projections
show that the new-style Bolton at Home would
have access to the money needed to deliver this
standard if the transfer goes ahead.

Budget
The amount of money an organisation estimates
it would spend over a certain time period on a
particular activity, usually one year.
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Business plan

Formal consultation document

Resident

Tenant Services Authority

A document which sets out an organisation’s
plans for its future operations and development,
along with its vision, objectives, performance
targets and the cost of delivering. This would be
used by Bolton at Home to demonstrate to the
government, the Tenant Services Authority and to
lenders that the organisation has clear aims and
objectives and sound development and financial
strategies.

This is the formal offer document, which is being
sent by the council to all secure and introductory
tenants for consultation on the proposal to
transfer its homes to the new-style Bolton at
Home.

In this document the term resident means
tenants, leaseholders, service charge paying
freeholders and other people living in Bolton.

The Tenant Services Authority (TSA) came into
being on 1st December 2008. Initially responsible
for the regulation of registered housing providers
and co-operatives. The TSA is also responsible
for regulating the landlord functions of all local
authorities.

Capital Receipts
Money received from sales of capital assets such
as houses. This mainly refers to sales of council
homes to eligible tenants under the right to buy
scheme.

Choice Based Lettings Scheme/
Find a Home
The scheme will helps people to look for social
rented homes in Bolton.

Communities and Local
Government
The government department responsible for
housing.

Contract
A legally binding agreement between two or
more parties.

Decent Homes Standard
The Decent Homes Standard is a standard set
by government that aims to provide a minimum
standard of housing conditions for all those who
are housed by councils and registered housing
providers.

Environmental works
These are the planned repairs and improvements
that would be carried out to the environment,
or area around your home, including works to
footpaths, grassed areas, car parking, fencing etc.
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Homes and Communities
Agency
The Homes and Communities Agency is the
national housing and regeneration delivery
agency for England. Its role is to help to create
thriving communities and affordable homes.

Improvements
Works over and above repairs, that are intended
to help bring your home up to a modern
standard.

Independent Tenants’ Advisor
An advisor appointed to advise tenants on
the process of the transfer and to provide
independent and impartial advice.

Leaseholders
A resident who has bought a “long lease” of their
home and the right to live in the property for a
number of years while paying the council ground
rent under the lease.

Registered housing provider
These are not-for-profit organisations usually
registered with and regulated by the Tenant
Services Authority in England. Their primary
objectives are to provide and manage affordable
social housing. Those organisations which are
registered with the Tenant Services Authority are
also known as Registered Providers of social
housing.

Secure tenancy
The vast majority of Bolton Council tenants are
secure tenants and have a range of rights as set
out under the Housing Act 1985.

Service Charges
The money tenants, leaseholders and service
charge paying freeholders pay for services
provided by their landlord.

Sheltered housing
Housing for older people or people with support
needs, usually with some communal facilities and
support staff.

Supporting People
Supporting People is a government policy and
funding framework for delivering accommodation
based support to vulnerable people in different
types of accommodation, including sheltered
housing and across all tenures.

Target rent
The target rent is worked out using a formula set
out by the government. Target rents are based
on a property’s size, location and average wages
for the area. Although all council and registered
housing providers have to meet these target rents
over time, rent increases are limited to protect
tenants from sharp rises.

Tenancy agreement
The legally binding contract made between a
tenant and a landlord, setting out the rights and
responsibilities of both parties.
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We want to hear your views
at this stage
Please note this is not the ballot.
On the basis of the information that you have received so far, what are
your views on the housing transfer proposal?
I am generally supportive of the transfer proposal
I am not generally supportive of the transfer proposal
I am not sure/need more information
Please use the space below to describe any views you have on the
council’s proposal to transfer ownership of its homes to a new-style
Bolton at Home, any views or comments you have on how it could be
improved and to request any additional information you would like.

Formal Consultation
Bolton Council’s proposal to transfer its homes to Bolton at Home

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

...................................................................................................................................................................................

If you require more information or would like someone to contact you
on behalf of the council, please write your name, address and contact
telephone number below.
Name: . ................................................................................................................................................................
Address: ............................................................................................................................................................
...................................................................................................................................................................................

...................................................................................................................................................................................

Telephone number: ...................................................................................................................................
Email: ...................................................................................................................................................................
Please return this reply to reach the council by midday on 21st June 2010.

Remember, this is not the ballot.
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