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1.
Purpose

1.1
To establish the aims, principles and values which will be followed by the Group in the setting of rents.
2.
Scope

2.1
The Director for Operational Support & Service Development shall be responsible for the review of this policy. 

2.2
Implementation of the policy is the responsibility of the Stock Owning Subsidiary Directors, Income and Charge Manager, Regional Regeneration Managers, Income Team Leaders and Charge Team Leader.

2.3
This policy incorporates and applies to:

 All Associations within the Group

· All forms of rented tenure owned and managed by the Group for the purposes of social housing

2.4
This policy does not apply to:

 Leasehold properties where a charge is levied under the terms of the Lease

 Property developed or let on the basis of a ‘market rent’ or ‘intermediate rent’

 Staff accommodation

 Schemes managed on behalf of other landlords

 Shared ownership

· Key worker accommodation

· Grove Village Private Finance Initiative (PFI)
· Avantage Private Finance Initiative (PFI)
3.
References

3.1
Policies 
· Customer Care Policy

· Corporate Plan

· Value for Money Strategy

· Rent review and setting of rent procedure

· Rent arrears management Policy

· Corporate Debt Policy

· Service Charges Policy
· Residents with Individual Needs Policy 

3.2
The policy inter-relates with other policy initiatives, including the development policy  and regional housing management strategies concerned with low and high demand properties, specific agreements with local authorities, specific guarantees, covenants and business plans for parts of the stock (eg Warrington, Partington, Derwent & Solway).  The policy is an integral part of the Group’s Financial Strategy and Business Plan.

3.3
The policy shall be supported by specific guidelines for each form of tenancy, i.e. secure fair rent tenancies, assured tenancies, assured shorthold tenancies, the tenancy element of shared ownership leases and other minority tenancy forms.

3.4
The policy will conform to regulatory requirements and other guidance issued by the Tenant Services Authority (TSA) which from the 1 December 2008 became the regulator replacing the function previously performed by the Housing Corporation.
3.5
Other Documents
· Housing Corporation Regulatory code and Guidance
· Circular 27/01 Rent Influencing Regime – Implementing rent restructuring framework
· Circular 30/01 Rent Influencing Regime – supplemental guidance for implementing the rent restructuring regime
· Circular 02/02 Rent Influencing regime – guidance on the valuation of supported housing 
· Circular 04/08 Rents, rent differentials and service charges for housing associations
· Housing Acts 1985 & 1988
· Commonhold Leasehold reform act 2002
4. 
Definitions

4.1
Rent in the context of this policy is the rent payable net of any service charge, water charge, heating charges or contribution to council tax.

4.2
The restructured rent is the rent charged when calculated in accordance with the Rent Influencing Regime, known as Rent Restructuring, issued by the Office of the Deputy Prime Minister.

4.3
The target rent is the rent calculated using the property valuations as at 1999 and is the target to be reached at the end of the ten-year Rent Restructuring process allowing for inflation.   The end date for Rent Restructuring is 2012.

4.4
The policy addresses the rent set initially at the time of completion of development, refurbishment, first re-let following the termination of a secure tenancy, and the rent review process of existing tenants.  The tenancy types and increase mechanisms are shown in Appendix 1.

4.5
RPI refers to the General Index of Retail Prices (all items).

AEI refers to the General Index of Average Earnings of Employees: Whole Economy

5.
Policy

5.2
To control convergence of rents within a rent regime that includes different rent setting frameworks and within the Rent Restructuring Guidelines.

5.3
To set rents which are affordable to our identified client groups.

5.4
To set rents which reflect local market conditions for social housing and are sensitive to local conditions.

5.6
To generate sufficient rental income overall to cover the cost of providing a quality housing management and maintenance service and for reinvesting in our stock to protect the asset for future generations of tenants.

5.7
To adopt systems and an approach to rent setting which are easily interpreted by customers and implemented by staff.

5.9
To adopt an approach which is simple to understand and justifiable.

5.10
To have a framework which, subject to variation in response to legislative and direct guidance from national bodies, will meet the Group’s long term needs.

5.11
To ensure tenants are kept informed of information regarding rent increases via the Link, website, leaflets and other means of communication. 

5.12
To ensure tenants are kept informed of rent comparison information on an annual basis

5.13
To undertake surveys via the Status service on Tenants assumption of Value for Money in terms of rent charges. 

6.
Components of the Policy
6.1
Rent Restructuring

6.1.1
Central to the policy is the Rent Restructuring Regime instigated by the Government, which applies to all Housing Associations and Local Authorities.  It applies to assured and secure tenancies.

6.1.2
All of the Group’s properties are expected to reach target rent or be within the allowed tolerance level for target rents by the Rent Restructuring deadline of 2012 (For General needs stock) and 2013 (For Sheltered & Supported stock).

6.1.3

The Rent Restructuring Regime is based on a formula which takes into account national earnings, local earnings, bedroom weighting and the valuation of the property as at 1999.

6.1.5
All properties covered by Rent Restructuring will have rents set according to this formula and taking into account the neighbourhoods in which they are in a discretionary percentage may be added.

6.1.6
The maximum that can be applied under Rent Restructuring in any one year is RPI + ½% plus £2.

6.1.7 The rent set on re-let properties will be the Target Rent, the Current Rent, or existing rent whichever is the highest.

6.1.8 Under the Rent Restructuring Regime there is flexibility to set relet rents at Target rent plus tolerance (+5% for General Needs and +10% for Sheltered and Supported). The decision to apply such rents will be made by the Director of each Stock Owning Subsidiary prior to the beginning of the financial year and will take into account the affordability, demand, business plan requirements, etc for each area that it is applied to. All decisions will be taken with a view to ensure convergence with the regime.
6.1.9 Annually the Group will ensure each member of the Group presents its annual rent plan paper to Board to seek approval and to ensure compliance with the Regime.

6.2
Tenancy Agreements

6.2.1
All rent increases are subject to the rent increase mechanism provided for in the Tenancy Agreement.

6.2.2
The increase mechanism in the Tenancy Agreement takes priority over the restructured rent and cannot be exceeded.  Where the Tenancy Agreement has no restriction, then the rents will be increased in accordance with section 13 of the Landlord and Tenant act 1985.

6.3
Methodology

6.3.1
Because of the complexity of existing systems for setting rents, the following arrangements will be in place:

6.3.2
Applications for re-registration of secure fair rents, tenancies that predate 1 January 1989, will be made at the rate of inflation plus ½% plus £2 for each of the two years the registration will be effective.

6.3.3
Where the registered rent exceeds the amount allowable under Rent Restructuring the restructured rent will be applied in the first year and the rent will be reviewed again the following year.

6.3.4
Assured rents will be increased by the maximum allowable under Rent Restructuring and the Tenancy Agreement to maximise the Group’s income where there is good demand.

6.3.5
Where the demand is poor the Group will make a decision as to whether to increase by the maximum allowable under Rent Restructuring or not.

6.4
Review

This policy and the tenancy profiles contained within it will be reviewed on an annual basis with the aim of ensuring compliance with the Group’s statutory and regulatory obligations.  The review date will be March 2010. [End]

Appendix 1
Tenancy Profiles in Harvest Housing Group Stock Covered by Rent Policy

	
	Tenure Type
	Association
	Rent Setting Mechanism

	
	
	
	

	1
	Secure Fair Rent
	M&DHA
	Rent Service

	
	Traditional Funded
	EBHA
	

	
	
	
	

	2
	Secure Fair Rent
	M&DHA
	Rent Service

	
	Mixed Funded
	
	

	
	
	
	

	3
	Assured Rent
	M&DHA
	RPI + ½% +/- £2 capped

	
	Traditional Funded
	EBHA
	at Tenancy Agreement 

	
	Mixed Funded
	
	

	
	
	
	

	4
	Warrington Transfer
	M&DHA
	RPI+ ½% +/- £2 capped

	
	Transferred Tenants
	
	at Tenancy Agreement 

	
	Assured Tenancy
	
	

	
	
	
	

	5
	Partington Transfer
	M&DHA
	RPI + ½  +/- £2 capped at Tenancy Agreement 

	
	Transfer Tenants
	
	As Above

	
	Assured Tenants
	
	As Above

	
	
	
	

	6
	Derwent & Solway Transfer
	D&SHA
	RPI+ ½% +/- £2 capped

	
	Transfer Tenants
	
	As per Rent Restructuring regime

	
	Assured Tenants
	
	As Above
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