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1.0 Introduction

The Royal Borough of Windsor and Maidenhead Housing Strategy 2008 – 2011 is an overarching strategy drawing together all activities related to residents housing needs.  The Disabled facility Grants (DFG) Policy is designed to expand on the information in that overarching document relating to DFGs and on the associated services offered by RBWM.

When considering ‘housing’ the primary concern is often supply – where and how are we going to accommodate the increasing population? However we cannot just focus on more homes forgetting that our current stock often fails to meet the needs of the occupiers.  We simply cannot expect housing already more that 70 years old to meet modern housing and mobility needs and to continue to do so for another 100 years without substantial investment.

For residents with mobility needs the home environment can become a hostile place with steps, staircases and baths being impossible to negotiate.  Suitable housing supply forms an essential strand of preventative public health policies with mobility hazards contributing to accidents and isolation within the home.

With this in mind the Royal Borough of Windsor and Maidenhead is committed to enhancing residents’ lives administering Disabled facility Grants with the aim of;
· Giving residents the opportunity to live in a home suitable to meet their needs

Following The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 a Private Sector Housing Renewal Policy was formally adopted and published. 

This policy updates the priorities in the original, sets out activities undertaken by RBWM, fits into the overall Housing Strategy 2008 - 2011 and compliments activities also undertaken in relation to the Private Sector Housing Policy 2008, Affordable Warmth Strategy 2005 and Empty Homes Strategy 2004.
2.0
Disabled facility Grants 

2.1
Eligibility Criteria

Disabled Facility Grants are available to adapt the homes of elderly or disabled residents to enable them to live independently at home or be cared for at home.  Grants are dependant on;
· the works being necessary and appropriate,

· the works being reasonable and practicable , and 

· a financial assessment of the applicant’s ability to fund the works themselves.
Eligibility criteria for Disabled Facility Grants are laid out in Section 23 of The Housing Grants, Construction and Regeneration (As Amended) Act 1996 and primarily relate to accessing principle rooms within the home and accessing and using essential facilities.  
A Step by step guide has been produced to guide applicants through the grant process.  The occupational therapy and environmental health service seek to ensure this is as smooth as possible but by the nature of grant funding it is a formal process.

2.2
Necessary and Appropriate
Necessary and appropriate works are determined through an assessment of the client and their home environment by an occupational therapist.   This concentrates on the client’s ability to remain living independently in their own home and must distinguish between works, which are desirable, and those, which are necessary and appropriate.  

A grants panel of occupational therapy and environmental health meets twice a month to agree that proposed applications meet the necessary and appropriate criteria with reference to the legislation and that the works are likely to be reasonable and practicable. Due to limited funding and the need to make the resources as effective as possible difficult decision do often have to be made.  

When identifying and agreeing adaptations the panel will ensure:
· They are the simplest, least disruptive and most cost-effective adaptation to meet the needs;
· They are designed to fit within the existing structure of the home; this may involve using the home in a different way i.e. sleeping in a ground floor room or sub dividing space;
· That providing additional space within a home is only considered if all other options have been fully exhausted and if it is practicable to provide additional space.

2.3
Reasonable and Practicable

There are times when it is simply not reasonable and practicable to adapt a property i.e. where there are excessive changes in level, where there are space constraints, where moving existing services is prohibitively expensive.  Rather than investing funding to poorly adapt a property grants may be refused because the works are not reasonable and practicable.  

If works are not considered reasonable and practicable within the home this will involve asking clients to seriously consider if they are currently in the most appropriate housing or if moving to more readily adaptable level access accommodation would be a better option.

In owner occupied housing where work is not considered reasonable and practicable Disabled facility Grant aid may be available to help with some of the basic costs of moving home.  This would be dependant on the means test and each case would be judged individually on its merits.

In housing association accommodation the housing association are happy to work with clients to identify alternative suitable housing.  Where clients may be under occupying a home this has an added advantage of freeing up much needed family housing and there are monetary incentives available from the housing association for this.  By promotion of the incentives to move to smaller accommodation by the housing associations it is hoped that such decisions can be made proactively rather than at a crisis point in reaction to a mobility need.

2.4
Housing Association Liaison

The occupational therapy service works with housing associations operating in the area to:
· Keep accurate records of adapted properties;
· Ensure that if an adapted property becomes vacant every effort is made to allocate it to a tenant, who can make use of the adaptation;
· Ensure adaptations are maintained and not ripped out;
· Ensure that during any kitchen and bathroom refurbishments adapted facilities are not removed and that unusable facilities are not installed for tenants;
· Ensure that mobility needs are considered at the design stage for new build so that new accommodation does not subsequently need to be altered through grant funding;
· Encourage tenants to move into smaller, already adapted or more readily adaptable accommodation as they become older.

2.5
Grants Process

Once it has been confirmed that the works are necessary and appropriate and reasonable and practicable a test of financial resources is completed.  Central Government determines the mechanism for the test, which is laid out in Statutory Instruments.  

As a rough guide an applicant in receipt of income support, housing benefit or council tax benefit is likely to have no contribution to the cost of the works.  Applicants with private pension or job income are likely to have some contribution.  The means test form can be quite complex and proof of income and savings is required, for this reason it is normally conducted at the applicant’s home by a grants officer.  However if an applicant is concerned about the likely level of contribution prior to commencing the process the form can be posted for completion and returning.  This will allow a provisional contribution to be determined, the grants officer will however still need to see evidence if the application continues.
The next step is for the applicant to obtain two itemised, competitive estimates for the cost of the identified work.  The occupational therapist can help and advice in this process ensuring the work will meet the identified need.  For housing association tenants this is normally undertaken by the housing association.

Estimates are evaluated to ensure they are like for like, cover only the identified works and represent value for money.  If considered excessive the applicant is requested to obtain further estimates.  Once estimates are accepted the amount of grant offered will be based on the lower of the two estimates.  

Once the necessary forms and estimates are submitted the grant can be formally approved.  Local authorities have six months to formally approve a grant once a formal application is made; in reality RBWM seeks to approve grants within 2- 3 weeks.  However at times of severe budget pressure there may have to be delays in the approval process to ensure spending is maintained within budget limits.

Applicants should not start work before receiving this formal grant approval or their application is not valid.

Once the application is formally approved the applicant can contact the contractor to arrange a start date.  As part of the grant conditions the works must be completed within a year from formal approval and must be carried out by one of the contractors whose estimate was submitted with the application.  The contract for works remains between the applicant and contractor.

At the completion of work the grant officer will visit to ensure all works on the estimate have been completed satisfactorily and will ask the applicant to sign a form confirming they are happy with the work.  Grant money will then be released to either the applicant or at their request direct to the contractor.

Grant applicants are requested to familiarise themselves with the grant conditions to ensure they are fully aware of them.

2.6

Prioritisation

There is a high demand for DFGs which does mean that at certain times there may be a waiting time between the DFG panel and the application being progressed.  In order to ensure urgent cases can be prioritised and wait times minimised a simple points based waiting list mechanism will be employed.  The panel will determine the priority of a case from one (high) to three (lower) risk.  The types of factors taken into account in determining this will be:
· risk of injury to the disabled occupant,

· risk of injury to a carer,

· risk of infection to the disabled occupant,

· alternative short term measures available,

· frequency that a high risk activity is performed.

As an example a request for a stair lift where the applicant lives alone and is at high risk of falling on the stairs is likely to be a priority one.  A request for a level access shower where in the short term day care facilities can be used it is likely to be a priority three. Points will be allocated on the following basis;
	Priority
	Points

	 1
	10

	2
	7

	3
	4


· For each month a priority two or three case is waiting an additional point will be added.
· The maximum number of points will be ten. 
· Applications with ten points will be allocated to a grants officer at the next available opportunity.  
· If there is more than one application with 10 points they will be allocated in date order.

· If there are no applications with ten points the next application with the nearest points will be allocated.
This mechanism means that priority two applications will wait a maximum of three months becoming high priority and priority three applications will wait a maximum of six months.
All appropriate steps will be taken to minimise wait times and waiting list mechanism will be kept under review to ensure it is fit for purpose.

Priority one grants that meet the Housing Assistance criteria may be progressed via that method to speed up the process – see section three for more details. 
2.7

Maximum Grants

The aim of disabled facility grant activities is to ensure available budget goes as far as possible therefore major works are rare.  For major works the maximum amount of available grant is £30,000, this figure is determined by central government and may be amended from time to time.

Where eligible works cost more than the maximum amount the applicant must fund the amount over £30,000 themselves or seek other sources of funding such as charity funding.  Where works cost over £30,000 the applicant should not commence the works unless the funding arrangements for the additional amount are organised as grant funds can not be fully released until the project is finished.  If the applicant is over 60 Flexible Home Improvement Loan funding can also be utilised – please see section 4.0.

2.8
Applicant funded works

In some cases applicants may wish to carry out works above and beyond those that can be grant funded.  This is acceptable provided the guidelines below are adhered to.

· If an alternative scheme is pursued it must meet all the mobility needs the grant would have met.  

· To ensure this the plans must be agreed by the overseeing occupational therapist.  

· The grant will only be based on works agreed by RBWM as necessary and appropriate.  

· In order to calculate the amount of grant the applicant is entitled to, two competitive estimates must be provided for the works agreed by RBWM as necessary and appropriate.  

· Any unforeseen items are the applicant’s responsibility.

· No interim payments will be made on alternative schemes, as it is not possible to assess from work in progress correct levels of interim payments.

· Full and final monies will only be released once all alternative scheme works are completed and an assessment can be made that the completed works fully meet the identified needs.

2.9
Maintenance 
A Disabled Facility Grant is in effect a one off good faith payment to provide a specific adaptation. Any ongoing maintenance or guarantees does become the responsibility of the grant recipient. Although housing assistance grants may be available for necessary repairs where the eligibility criteria are met, please see section 3.0 for more information.

2.10 Minor Adaptations 
In privately owned or rented houses Adult Care Service Access Team will carry out minor works up to £1000, which have been assessed by an occupational therapist as being necessary and appropriate. This covers works like the installation of grab rails, handrails and temporary ramps. If you are a housing association tenant your landlord will normally carry out these minor works.

2.11 Grant Repayment Conditions

In order to make the most of limited funding the property charges introduced under The Disabled Facilities Grant (Conditions relating to approval or payment of Grant) General Consent 2008, will be used to request repayment in cases where grants result in improvements to properties.  In accordance with this General Consent repayment requirements will apply where the grant recipient disposes of the premises, in respect of which grant was paid, within 10 years of the certified date of completion.  This will apply to grants over £5000 with a maximum repayment condition of £10,000. The First £5000 is exempt, after that repayment clause of £1 for every £2.50 spent will be applied.  Please see the Table 1 below for examples of how this will work.
Table 1 – Repayment Calculations

	Grant £
	Qualifying repayment amount Grant £ minus £5,000
	Repayment requirement

	30,000
	25,000
	10,000

	25,000
	20,000
	8,000

	20,000
	15,000
	6,000

	15,000
	10,000
	4,000

	10,000
	5,000
	2,000

	5,500
	500
	200


Although not exhaustive List A below indicates the types of works which will be exempt from repayment conditions and List B indicates the type of works which will have a repayment condition.
A – Works with No Repayment Condition
· Replacement of;

· an existing bath with a level access shower,  

· an existing WC, 

· an existing wash hand basin.
· Provision of;

·  adequate heating, ventilation or insulation in an existing bathroom,
· wash/dryer WC,
· temporary ramping to entry doors,
· a stair lift,  through floor lift or step lift,
· a ceiling track hoists,
· automatic door or window opening systems,
· other specialist equipment accepted as eligible work,

· Electrical/gas/water supply alterations to meet current regulations for any of the above works.
B – Works Where a Repayment Condition will be Applied
· Provision of a level access shower or bath in a bathroom where the existing bath or shower is to remain.

· Sub-division of an existing room to provide an additional shower/bathroom/bedroom and all associated works.

· Conversion of garage, conservatory, porch or ancillary structure to provide a shower room/bath room/bed room/kitchen/safe space and all associated works and fees.
· Construction of extensions to provide a shower room/bath room/bed room/kitchen/safe space and all associated works and fees.
· Widening of internal and external doorways and provision of wider doors.

· Provision of level access front and rear doors and all ancillary works.

· Provision of constructed ramping/access to entry door and to garden and all ancillary works and fees.

· Provision/construction of external covered areas for transfers from mobility transport.

· Provision of electrical/gas/water supplies or alterations/modifications to existing supplies to facilitate any of the above improvements.
Worked Example
DFG to convert an integral garage into a bedroom and alter an existing ground floor bathroom to a level access shower room. Total cost = £28 975.
Table 2 – Worked Example
	Works
	Cost £

List A Works
	Cost £

List B works

	Conversion of existing ground floor bathroom to a level access shower room
	5 500
	

	Conversion of part of garage to provide a bedroom                                         
	
	13 000

	Constructed ramping to garden from rear door                                                  
	
	2 000

	Temporary ramp to front door
	975
	

	Widen two internal doorways and provide new door sets
	
	1 500

	Provide level access front and rear doors
	
	3 500

	Provide automatic door openers
	2 500
	

	
	
	

	Total of works where no repayment applied - List A
	8 975
	

	Total of works where repayment applied - List B
	
	20 000


In this example grant paid to the amount of £20 000 would attract the repayment condition.  Using table 1 the first £5 000 is discounted and repayment applied at the rate of £1 for every £2.50.  The repayment amount would therefore be £6 000.
2.12 Conclusions

Section two outlines the policies and processes relating to DFGs which are designed to help elderly or disabled residents live independently in their own home or be cared for at home.  It is recognised that a DFG will not be the solution in every case and the following sections outline other assistance that may be available.
3.0
Housing Assistance Grants
These grants are targeted at small-scale works to remove immediate hazards from the home environment, each application is judged on the following criteria:
· Priority will be given to applications where all members of the household are over 60 and in receipt of at least one means tested benefit i.e. Council Tax Benefit;
· Maximum grant aid will be for £2000 in any five-year period;
· Multiple applications can be made to the maximum amount;
· Available for items which will prevent accidents / ill health within the home i.e.

· A lifeline alarm,
· Warm front top up grants for essential heating and insulation,
· Heating and hot water repairs,
· Electrical safety works (not including rewiring),
· Repairs to a leaking roof,
· Essential adaptations to the homes of disabled residents (following an assessment by an Occupational Therapist where this presents a quicker route for urgent cases).
4.0 Flexible Loans

As identified above grants are only for small-scale works and they do not aid homeowners to proactively invest in a healthy home environment or carry out preventative maintenance or improvements.  Recognising this as a gap in assistance RBWM has developed a Flexible Home Improvement Loan scheme, which can be offered in cases where housing assistance grants are not suitable.

Flexible loans are an innovative new product to support homeowners wishing to invest in their home.  Loans can provide the solution to a wide range of concerns including;
· Installation of stair lifts or other adaptations and facilities where DFG funding is not available,

· For adaptations over and above DFG funding,

· Adaptations in preparation for the future,

· Essential repairs and maintenance,

· Central heating or improvements to heating,

· Replacement doors and windows,

· Improvements to insulation,

· Roof and structural repairs,

· Replacement bathroom suites,

· Installation of a level access shower,

· Plumbing and drainage repairs,

· Rewiring,

· Replacement kitchens,

· Burglar alarm and home security,

· Replacement guttering, soffits and cladding,

· Work associated with eradicating dampness, wet rot, dry rot and woodworm.

This is not an exhaustive list it is seeking to give an indication of the types of work a flexible loan can be applied for.

4.1
How does the scheme work?

Loans are described as flexible as they are exactly that, during the term of the loan the applicant can choose to make regular monthly payments, occasional payments or no payments at all.  The arrangements can also be varied at any time.

The loan, plus outstanding interest must however be repaid when the home changes ownership or the loan recipient ceases to occupy it.  The loan can also be paid off at any time without any penalty.  The loan will be secured by a charge on the property.

Interest is charged at a low rate linked to the Bank of England rate.  The loan account is also debited a charge of £15 annually to cover the cost of loan administration and statements.

In certain circumstances the Council may need to obtain a valuation of the property to confirm the equity is sufficient to cover the loan, this is unlikely to be needed in the majority of cases.

There will be a £30 fee for the loan documentation and legal charge, plus a fee to the Land Registry, which will be quoted at the time of application.

If there is an existing mortgage, the lender might make a charge for providing necessary information and if the applicant decides to engage a solicitor to act for them, they will almost certainly charge for their services.  Any fees incurred can be added to the loan.

4.2
Eligibility

The scheme has been developed for homeowners over 60, in the case of joint owners each must be at least 60 years of age.

A separate leaflet is available on the Flexible Loans product.

5.0 Repair with Care

This service is funded by the Royal Borough of Windsor and Maidenhead and provided on our behalf by Maidenhead and District Housing Association.  The service helps elderly and disabled people carry out repairs and improvements to their home.  The service also offers help to secure funding arrangements for essential works.  This includes advising on housing assistance grants, flexible loans, and other funding options that may be available and on engaging suitable contractors if you are choosing to self-fund works.

6.0
Choosing a Suitable Contractor
Having work done in your home can be a daunting prospect, which can be mitigated by proper planning.  Owner occupiers considering having works done to their property are advised to:
· Contact Repair with Care (if you are eligible for their service) to benefit from their advice and knowledge of contractors;
· Have a clear specification of the works you want carried out;
· Get recommendations of contractors from neighbours, family and friends;
· Get references for your chosen contractors;
· Obtain at least 2 estimates;
· Compare the estimates to ensure they are like for like;
· Ask contractors about any potential unforeseen or additional works they envisage and how much they might cost;
· Ensure contractors have clear contact details including a fixed address and contact number, in case you need to get hold of them once works are completed;
· Have a clear contract for the works;
· Ensure all the works on the estimate are completed before settling your final account.
7.0
General Information
7.1
Associated Documents

Housing Strategy 2008 - 2011

Affordable Warmth Strategy 2005

Empty Homes Strategy 2004

HMO Licensing Fact sheets

Flexible Home Improvement Loan Processes
Private Sector Housing Association Decision Tree 

Advice on Choosing a Decent Home

7.2
Comments on this Policy

Comments on this Policy should be directed to –

Environmental Health Manager

York House 

Sheet Street

Windsor

SL4 1DD

Tel – 01628 683820

7.3
Complaint / Appeals relating to this policy should be directed to – 

Head of Public Protection and Sustainability

York House 

Sheet Street

Windsor

SL4 1DD

Tel – 01628 683820

7.4
Contacts 

RBWM Customer Contact Centre
Open 8am – 6pm Monday to Friday

Telephone 

01628 683820

E-mail 


customer.service@rbwm.gov.uk
Website

www.rbwm.gov.uk

In person

Town Hall, St Ives Road, Maidenhead, SL6 1RF, or




York House, Sheet Street, Windsor, SL4 1DD 




Open 8.45 am to 5.15 Mon – Thur, 0845 – 0445 Fri

Repair with Care

Telephone

01628 545000

E-mail 


reapirwithcare@mdha.co.uk
In person
Crown House, Crown Square, Waldeck Road, Maidenhead Berkshire, SL6 8BY 

Housing Associations

Maidenhead & District Housing Association, Crown House, Crown Square, Waldeck Road, Maidenhead, Berkshire SL6 8BY   Tel: 01628 543100.  http://www.mdha.co.uk/
Windsor Housing Association, Parkside House, 33-39 Sheet Street, Windsor, Berkshire SL6 1BY   Tel: 01753 777400.  http://www.windsorhousing.org.uk/
Airways Housing Society Ltd, Airways House, 2 Langley Road, Slough, Berkshire SL3 7AA Tel: 01753 690100.  http://www.airwayshousing.co.uk/
Look Ahead Housing and Care, 1 Derry Street, London W8 5HY.  

Warden Housing Association Ltd, Maxwell Hart Building, 612 Reading Road, Winnersh, Reading, RG41 5HF.   Tel: 0118 977 7604.  http://www.warden.org.uk/
Chiltern Hundreds Housing Association, P O Box 6, Hundreds House, 24 London Road West, Amersham, Bucks HP7 0HD   Tel: 01494 588353. http://www.chha.co.uk/paradigmsiteV2/ 

Toynbee Housing Association, Sinclair House, Gardner Road, Maidenhead, Berkshire SL6 7PH   Tel: 01628 670288.   

Thames Valley Housing Association, Premier House, 52 London Road, Twickenham TW1 3RP Tel: 0800 358 7767.  http://www.tvha.co.uk/
Advance Housing & Support Ltd, 2 Witan Way, Witney, Oxon OX28 6FH.  http://www.advance.org/
Residential Services Team, Environmental Health, Royal Borough of Windsor and Maidenhead

York House, Sheet Street, Windsor, SL4 1DD. Telephone – 01628 683820

E mail – customer.service@rbwm.gov.uk, Website – www.rbwm.gov.uk
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