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1 Introduction
1.1 This policy applies to tenants and their families living in Kettering Borough Council properties that require aids and adaptations within their homes. 
1.2 We are committed to providing essential adaptations to give tenants, or their family members, better freedom of movement into and around their home and to access essential facilities within it.  
1.3 This policy should be read in conjunction with the Aids and Adaptations in Council Accommodation procedure note, the HomeMove Policy and the Keyways Housing Allocation Scheme. 
2 Objectives
2.1 The key objectives of the Aids and Adaptations policy are: 
a) To provide an aids and adaptation service which assists tenants with a disability, and their household members to live independently in their homes.  
b) To set out the criteria by which we will assess all requests for aids and adaptations to Council properties.
c) To ensure the adaptations process is managed efficiently, effectively and provides value for money. 
d) To make best use of the Council’s adapted housing stock by ensuring that allocations are made in accordance with need by matching empty adapted homes with families/persons requiring adaptations.
e) To comply with legal and statutory requirements in relation to the provision of disabled adaptations.  
3 Legislative framework
3.1 There are several statutes that Kettering Borough Council will consider in the context of this policy. These include:

a) Under the Chronically Sick and Disabled Persons Act 1970, Social Services authorities are responsible for assessing the need for adaptations, arranging for their provision, and publicising the availability of the service.  
b) The Equality Act 2010 which introduced a General Equality Duty for public sector organisations. The duty covers age, disability, gender, gender reassignment, pregnancy and maternity, race, religion or belief and sexual orientation. Those subject to the General Equality Duty must have due regard to the need to: eliminate unlawful discrimination, harassment and victimisation; advance equality of opportunity between different groups; foster good relations between different groups. 
4 Purpose of the assistance 

4.1 We will look to assist a tenant or household member with a disability, so that they can continue to live at home safely.  The purposes for which an adaptation(s) may be provided are:
a) Facilitating access by the disabled occupant; to and from their home (including access if situated in a block of flats); 
b) Making the dwelling or building safe for the disabled occupant and other persons residing with him/her;
c) Facilitating access by the disabled occupant to a room used or useable as the principal family room;
d) Facilitating access by the disabled occupant to, or providing for the disabled occupant, a room used or usable for sleeping;
e) Facilitating access by the disabled occupant to, or providing for the disabled occupant, a room in which there is a lavatory, or facilitating the use by the disabled occupant of such a facility;
f) Facilitating access by the disabled occupant to, or providing for the disabled occupant, a room in which there is a bath or shower (or both), or facilitating the use by the disabled occupant of such a facility;
g) Facilitating access by the disabled occupant to, or providing for the disabled occupant, a room in which there is a wash hand basin, or facilitating the use by the disabled occupant of such a facility;
h) Facilitating the preparation and cooking of food by the disabled occupant;
i) Improving any heating system in the dwelling to meet the needs of the disabled occupant or, if there is no existing heating system in the dwelling or any such system is unsuitable for use by the disabled 
occupant, providing a heating system suitable to meet his/her needs;
j) Facilitating the use by the disabled occupant of a source of power, light or heat by altering the position of one or more means of access to or control of that source or by providing additional means of control;
k) Facilitating access and movement by the disabled occupant around the dwelling in order to enable him/her to care for a person who is normally resident in the dwelling and is in need of such care;
l) Such other purposes as may be specified by order of the Secretary of State.
m) Facilitating access to and from a garden by a disabled occupant.

n) Making access to a garden safe for a disabled occupant.

5 Eligible adaptations – Minor adaptations 
Adaptations are split into two categories – minor and major.  These distinctions are based on the nature and cost of the work required as opposed to the impact the adaptation will have on the individual requiring such work.
5.1 Minor Adaptations cost less than £500 and include:

· Handrails

· grab rails

· lever taps

· external lighting

· flashing doorbells

· smoke alarm alerts

· window opening equipment

· safety glass

· door and wall protectors
· Door security 

· Key safe
5.2 Minor adaptations required for a medical reason which cost under £500 can be authorised by a Neighbourhood Manager without the need for an Occupational Therapist assessment.  
5.3 The responsible budget holder will monitor expenditure on minor adaptations.  
5.4 Where minor adaptations listed in 5.1 cost over £500 a referral to the Occupational Therapy service for an assessment should be made. 
5.5 Where practical we will endeavour to complete minor adaptations to a property within 28 working days
5.6 In emergency cases where tenants are being released from hospital or re-habilitation units we will endeavour to complete minor adaptations within 7 working days.
6 Eligible adaptations - Major adaptations
6.1 Major adaptations will cost over £500 and will require more extensive and complex work and could include:

· stair lifts

· level access shower

· kitchen and bathroom alterations
· access alterations
· ramps 

6.2 Northamptonshire County Council (NCC) Occupational Therapists (OTs) have the expertise to advise whether a major adaptation is both necessary and appropriate to the medical needs of the householder. 
6.3 When a tenant applies to us for a major adaptation the HomeMove Advisor will arrange for an Occupational Therapist to visit their home to discuss potential solutions and carry out a full assessment of their needs. 
6.4 We will only carry out major adaptations that have been recommended by an Occupational Therapist from Northamptonshire County Council.
6.5 A Surveyor will assess all applications for ramps to decide whether the request is reasonable and practicable.  If the ramp is reasonable and practicable then a referral will be made the Occupational Therapy service for assessment.  If a ramp is not reasonable and practicable then the Surveyor will work with the tenant to find a solution.  Any decisions to refuse a ramp will be taken by the Tenancy Services Manager. 
6.6 Fitting Level Access Showers in properties on the first floor or above does not represent the best use of our housing stock and they rarely meet the long-term needs of our tenants.  Families generally require baths and not level access showers, therefore our experience is that when properties with a Level Access Shower are re let they can be less desirable to potential tenants.  Furthermore, tenants with mobility problems could have their housing need best served with a move to more suitable accommodation such as a bungalow.   We will only fit Level Access Showers in properties on the first floor or above after we are satisfied that all other options for the tenant have been explored and have been found to be inappropriate.  
7 Eligibility 
7.1 Definition of disability
7.1.1 Tenants applying for major or minor adaptations must meet the definition of ‘disability’ under the Equality Act 2010.

In the Act, a person has a disability if:

· they have a physical or mental impairment

· the impairment has a substantial and long-term adverse effect on their ability to perform normal day-to-day activities

For the purposes of the Act, these words have the following meanings:

· 'substantial' means more than minor or trivial

· 'long-term' means that the effect of the impairment has lasted or is likely to last for at least twelve months (there are special rules covering recurring or fluctuating conditions)

· 'normal day-to-day activities' include everyday things like eating, washing, walking and going shopping.
7.1.2 Progressive conditions considered to be a disability:
There are additional provisions relating to people with progressive conditions. People with HIV, cancer or multiple sclerosis are protected by the Act from the point of diagnosis. People with some visual impairments are automatically deemed to be disabled.
7.1.3 Conditions that are specifically excluded:
Some conditions are specifically excluded from being covered by the disability definition, such as a tendency to set fires or addictions to non–prescribed substances.
7.1.4 To qualify for the adaptations the person concerned would have to be a tenant or their partner or an immediate member of the family who permanently resides at the address. Tenants of any age may apply for the adaptations. 

8 Qualifying Conditions
8.1 The adaptations recommended by the Occupational Therapy Service must be necessary, appropriate, reasonable and practicable to meet the needs of the tenant or member of the household concerned. Kettering Borough Council reserves the right to refuse to carry out major adaptations for any of the following reasons:
1. The work is inappropriate to the type of dwelling for technical or practical reasons
2. The work would adversely affect communal areas
3. The work would extend beyond the boundary of the property rented by the tenant 
4. The tenant has applied under Right to Buy
5. The tenant is subject to an order of the court relating to their tenancy (i.e. rent arrears or anti social behaviour)
6. The tenant is unwilling to move to a more suitable dwelling already identified 
7. The work is un-economical and a move by the tenant to more suitable accommodation is appropriate 

8. The property type and size is unsuitable in relation to the tenants household need (as stipulated by the Council’s Allocation Policy) or the property is under occupied or overcrowded.
8.2 Case conferences will be held for complex cases, or those which may be subject to refusal.  The conference will involve input from members of Kettering Borough Council’s Neighbourhood Management team as well as other partner agencies.  

8.3 Complex cases will also be taken to the Occupational Therapy Services Clinical Case Conferences for consultation.  
8.4 Decisions to refuse an adaptation in a Council property will be the responsibility of the Tenancy Services Manager.  
8.5 The following factors should be considered within the decision making process in cases where the property is deemed unsuitable for adaptation for any of the reasons stated above:

· Where the person with a disability has an established support network i.e. relatives, neighbours, friends and the degree of support provided would be significantly reduced if the client were to move away

· Where the person with a disability existing home is particularly well located in terms of access to local amenities such as GP, shops, clubs, transport links, and which the client uses.

· Where no suitable alternative accommodation has been found by the Council in the agreed period.

8.6 If an adaptation is refused the decision will be communicated in writing to the applicant and the Occupational Therapy service.   

9 Prioritisation of applications for major adaptations 
9.1 When Occupational Therapy have completed an assessment of major adaptations they will send a recommendation of works to the Council.  They prioritise the case into one of three categories; critical, urgent, and standard.  We will apply the priority level given by the Occupational Therapy Service when determining the date order in which the major works are undertaken.  
9.2 On receipt of any recommendations from the Occupational Therapist, we will notify tenants in writing of the outcome. This letter will detail what works have been recommended, the priority level awarded by the OT service, and the likely timescales of completion. 
9.3 To ensure the efficient running of the disabled adaptations programme of works there may be occasion when it is necessary that adaptations are scheduled for completion out of sequence: such as in cases outlined in section 10.1.  
9.4 The tenant must keep us informed of any change of circumstance which will affect eligibility for aids and adaptations. 
10 Fast tracking applicants who move to an unadapted property 

10.1 If a Keyways applicant is nominated for a Council property and they require adaptations to that property, an Occupational Therapist must assess what adaptations are required.  We will only carry out major adaptations that have been recommended by an Occupational Therapist from Northamptonshire County Council.  If the Occupational Therapy Service recommends works that are deemed ‘critical’ the Tenancy Services Manager can approve for the works to be ‘fast tracked’ and therefore completed during the void period, prior to the property being let to the tenant.
10.2 If the Occupational Therapy Service recommends adaptations to the new property which are deemed ‘urgent’ or ‘standard’ the tenant will join the Council’s waiting list for the completion of adaptations; the adaptations will not therefore be completed prior to the property being let to the tenant.  Any accrued time on the Council’s adaptations waiting list, from the previous property, will be taken into account and the tenant’s position on the waiting list will reflect this. 
11 Funding 
11.1 Kettering Borough Council as a landlord meets the cost to supply and fit aids and adaptations to its properties. These costs are met through the Council’s Housing Revenue Account.  
11.2 Enhanced HomeMove grants (as outlined in detail in the HomeMove Policy) are available for tenants who require disabled adaptations to their home but have chosen to move to a property that is better suited to their needs.  The grant will be allocated from the Council’s Aids and Adaptations budget. Payments will be made at the discretion of the budget holder. 
11.3 While we will do all we can to ensure there is sufficient funding to meet need, this is not always possible. One of the aims of the policy is to provide a framework that will enable us to openly and transparently make decisions about what can be reasonably afforded and to offer, where possible, alternative options to adaptations.  
12 Enhanced HomeMove

12.1 The Council offers an Enhanced HomeMove service for Council tenants who require adaptations but have chosen to move to a property that is better suited to their needs, or where the qualifying conditions in 8.1 are not met.  
12.2 Should a Council tenant with a disability choose, or be required, to move to more suitable accommodation, the HomeMove Advisor can offer practical support to help them move. This can include help with finding a home through Keyways, benefits advice, assistance with utility companies, and signposting to appropriate services.  Tenants may also be entitled to a HomeMove grant of £1,000 to assist them to move.  The HomeMove Advisor can provide further advice on this. 
12.3 Tenants who choose to move will be entitled to either an Enhanced HomeMove grant (offered to disabled tenants who have applied for a major adaptation) or a HomeMove grant (offered to tenants under occupying) and cannot be in receipt of both. 
13 Direct Lets for Adapted Properties
13.1 Properties with adaptations suitable for disabled people and wheelchair users are in extremely short supply.  Therefore the Council’s Keyways Housing Allocation Scheme gives priority to applicants with a household member who needs those adaptations wherever possible.  This may result in the Council direct letting the property rather than advertising on Keyways.  

13.2 Section 11.3 of the Keyways Housing Allocation Scheme states that the Council may make direct offers to make best use of its housing stock where the applicant has a medical need for a property with extensive adaptations to meet their mobility needs, for example, wheelchair users.  

14 Relet of Adapted Accommodation to applicants with no need for adaptations
14.1 Section 11.4 of the Keyways Housing Allocation Scheme states that where a property has been adapted to levels A, B or C, first and foremost we will seek to direct let this to a household requiring such accommodation without advertising the property.  This is in order to make best use of the social housing stock suitable for applicants with disabilities.  
14.2 Every effort will be made to ensure that the property is directly let to a household that fully requires such a property via the above process.  If no suitable applicant is identified via this process then the property will be advertised on Keyways.
14.3 If, after two adverts on two different cycles, no suitable applicant has been found, the property will be advertised for applicants with no need for adaptations.
14.4 Applicants who accept an adapted property with no housing need for the adaptations must sign to accept the adaptations. 
14.5 Requests by tenants to remove adaptations in non-family accommodation will not be given permission.

14.6 Should family accommodation be let to a household without a need for adaptations,  the Tenancy Services Manager may approve the removal of major adaptations if they affect the use of the home by the household.  Examples of this include removal of a stair-lift, or the removal of a level access shower in an upstairs bathroom and the re-fitting of a bath.
15 Tenant funded aids and adaptations 
15.1 Should tenants wish to install their own adaptations approval must first be obtained in writing from their Neighbourhood Manager stating what works and adaptations the Tenant wishes to undertake.
15.2 Any adaptations not installed by Kettering Borough Council will not be maintained by Kettering Borough Council so responsibility for any repairs will lie with the tenants themselves.
15.3 At the end of the tenancy tenants may be requested to remove any adaptations and make good any damage to the property. 
15.4 If we request that you keep the adaptations then certain improvements may qualify for compensation at the end of a tenancy. Each qualifying improvement has a notional life and an eligible expense on which the compensation is calculated. However, permission must have been granted by Housing and receipts must be provided detailing expenses entailed.  Compensation is only to be considered if permission for the work has been granted, a satisfactory post-inspection has been carried out, and receipts are available.  Should the adaptations be defunct then no compensation will be paid.  
16 Mutual Exchange
16.1 Secure tenants who have adaptations in their home have the Right to Exchange to other socially rented properties. 
16.2 However a tenant may be refused the right to mutually exchange under Section 92 of the Housing Act 1985 if “the dwelling house has features which are substantially different from those of ordinary dwelling houses and which are designed to make it suitable for occupation by a physically disabled person who requires accommodation of the kind provided by the dwelling house and if the assignment were made there would no longer be such a person residing in the dwelling house”.  This means that if a property has been adapted and the tenant wanting to move to that property does not need or would not benefit  from the adaptations in the property then they may be refused the right to mutually exchange.  
17 Monitoring and review 
17.1 The impact of this policy will be monitored through the following service standards:

a) For all Major Adaptations, our HomeMove Advisor will arrange a home visit or telephone appointment to discuss the applicant’s options and, if necessary, a referral to an Occupational Therapist will be made within 7 calendar days.

b) Where possible all Minor Adaptation requests will be completed within 28 days of the approval of the adaptation.  Delays may occur when specialist equipment needs to be ordered.  In these cases the tenant will be informed by letter or telephone call.   

c) The applicant will be kept informed by letter / telephone call of any recommendations suggested by an Occupational Therapist with 14 days of the report being received by us.


d) The applicant will be given 7 days notice before starting any major adaptation work to their home. 


e) The Property Supervisor will complete post inspections on all stairlifts and Level Access Shower installations to ensure they have been completed to a good standard and the tenant is satisfied with the work. 

f) Neighbourhood Managers will complete post inspections on 10% of minor adaptations to ensure they have been completed to a good standard and the tenant is satisfied with the work. 
17.2
This policy will be reviewed annually. 
18 Exceptions
18.1 We will not fetter our discretion to consider exceptional circumstances where a resident is unable to consider other housing options and that the above policy guidelines must not prevent us from using our own discretion with regard to an individual case.
18.2 Any such request for consideration outside of the Policy must be made in writing to:

Neighbourhood Management 

Kettering Borough Council

Municipal Offices

Bowling Green Road
Kettering

Northants, NN15 7QX

Tel: 01536 410 333

Fax: 01536 410 795

Email: housingservices@kettering.gov.uk
18.3 Upon receipt of a request for consideration of an exception, we will contact the applicant in writing to determine the time period required to consider the request. 
18.4 The decision regarding the request shall be confirmed in writing and in the event that the request is refused, it shall include an explanation as to the reason why this is the case. 
19 Appeals
19.1 Appeals must be set out in writing and must include the specific grounds on which the appeal is based. Appeals will only be considered where the appellant believes the policy has been incorrectly applied.  
19.2 An appeal will not be considered if made because the appellant disagrees with the policy. This will be dealt with separately under the arrangements outlined for comments or complaints below.   
19.3 The Head of Housing will consider appeals. Upon receipt of an appeal, we will contact the appellant in writing to determine the time period required to consider the case. 
19.4 Once an appeal has been considered, a response will be issued in writing with reasons for the decision explained. 
19.5 Applicants have the right to make a complaint though the Council’s Complaints process. If at the end of the complaints process you are still not satisfied, you have the option of taking your case to the Local Government Ombudsman.  The Local Government Ombudsman Advice Team can be contacted on 0300 0610614 or 0845 602 1983 website: www.lgo.ork.uk
20 Comments on the Policy
20.1 We welcome any comments or queries about this policy. Any such matters should be referred in writing to:

Charlotte Smith

Housing Strategy Officer (Policy & Performance) 
Kettering Borough Council

Municipal Offices

Bowling Green Road

Kettering

Northants, NN15 7QX

Tel: 01536 410 333

Fax: 01536 410 795

17.2
To apply for a disabled adaptation to your Council property contact:
Anna Dernie

HomeMove Advisor 

Kettering Borough Council

Municipal Offices

Bowling Green Road

Kettering

Northants, NN15 7QX

Tel: 01536 410 333

Fax: 01536 410 795

17.3
All comments, complaints and concerns regarding the Aids and Adaptations policy will be logged by the Lead Officer and monitored against equality and diversity issues.
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