Rents and charges
KENISTON’S RENT POLICY

Keniston aims to make sure:

· Rents can be afforded by people in low paid employment, as well as by those receiving full Housing Benefit.

· We have enough income to keep your home in good repair, provide a proper management service and repay loans taken out to build or repair the property.

· We keep to the law and the rules which Government has made about housing association rents.

You can get a copy of the Rent Policy from your Housing Officer.

YOUR RENT
The weekly rent you have to pay at the beginning of your tenancy is shown on the front of your Tenancy Agreement.  It is usually made up of two parts - the rent and the service charge.   For sheltered flats there will also be a “Support Charge”.  Occasionally garages and parking are charged for separately.


WHO SETS YOUR RENT?

The Housing Act 1988 changed the way housing association rents are set.

If you became a tenant before 15th January 1989 you have a “Secure Tenancy”.  Your rent, known as a “Fair Rent”, is set by the Rent Officer, a public employee who is completely independent of Keniston. If you took up your tenancy on or after the 15th January 1989 you will almost certainly have an “Assured Tenancy” (look at the top of your tenancy agreement to make sure).  Your “Assured Rent” is set by Keniston.

HOW YOUR RENT IS SET AND REVIEWED
Fair rents

The independent Rent Officer sets ‘fair rents’.  

They are reviewed every two years.  Keniston applies to the Rent Officer for an increase to cover any rise in costs.  The Rent Officer then decides what rent to set.  You will be given at least 4 weeks notice of any increase.

Assured Rents
Assured rents, set by Keniston, reflects the value of your home and local manual earnings.  They must be high enough to cover our management and maintenance costs.

We review Assured Rents once a year and any change will take place on the first Monday in August.  We must give you at least one month’s notice in writing of any increase.

APPEALS AGAINST RENTS

If you think an increase in your Fair Rent or Assured Rent is unreasonable talk to your Housing Officer.

You can also appeal to the independent

Rent Assessment Committee.  We will tell you how to do this when we tell you the new rent.
You must appeal before the new rent is due.

If you are appealing against an Assured Rent, the Rent Assessment Committee will set a “market rent” (what they would expect a private landlord to charge).  This could well be higher than the rent proposed by Keniston.

The Rent Assessment Committee can increase, as well as reduce rents.  Do get independent advice from a housing advice centre or Citizen’s advice bureau before submitting an appeal.

SERVICE CHARGES

The service charge pays for the services and facilities you share with your neighbours - for example lifts or communal gardens.  Your Tenancy Agreement lists the services provided to your estate or block of flats.

We set the charge by estimating how much it will cost to provide and maintain these services over the year.  If at the end of the year we find we have over or undercharged, we adjust the charge for the following year accordingly.

Service charges are charged annually, on the first Monday in August.  We send you full details of the proposed new charges and consult you about them at the regular residents meetings.

If we need to do expensive work, such as replacing a door entry system, we will get competitive estimates and consult all tenants concerned.  You will have at least 28 days to comment.

You have the right to see a summary of the costs which make up your Service Charge, and a copy, of the accounts from which these costs are taken and to challenge any charge which you consider is too high.  If you still consider the charges unreasonable you can appeal to the County Court.  Ask your Housing Officer, or an independent advice centre for details.

SUPPORTING PEOPLE

Supporting people relates to Keniston’s sheltered housing.  It is a way of funding the support services that sheltered tenants receive.  


Government legislation has stated that housing benefit is to be used only to pay for basic housing costs and not for support services which is funded separately under the control of the local authority.  If a person is eligible for housing benefit, we always get supporting people element even if housing benefit goes direct to the tenant.

HOW TO PAY YOUR RENT

Your rent is payable every Monday.  You can pay monthly, in advance, if you wish.  You can either:

· Pay at a paypoint which includes post offices, using the plastic rent card.   

· Pay by cheque or postal order at the Association’s office.  Please do not bring cash to the office as this creates a security risk.

· Send us a cheque by post.  Please keep the receipted counterfoils in your rent card case.

· Pay by bank standing order or Direct Debit - please ask for details.

If you are paying by or bank standing order or Direct Debit, please make your payment on the Wednesday before your rent is due, as it takes about three working days to clear.

We will send you a rent statement every 3 months, but if you would like a statement any other time simply ask your Housing Officer.  Please allow us two days notice.

WATER RATES

The water rate is set by the Water Board and you must pay them direct.  It is not included in your rent and is not eligible for Housing Benefit.

WHO IS RESPONSIBLE FOR PAYING THE RENT?

As a tenant you are always responsible for paying the rent.

Joint tenants are each fully liable for making sure the whole rent is paid.  This means that if a joint tenant moves out or fails to pay, you are each equally responsible for making up the shortfall or obtaining the outstanding sum from the defaulter.  

The courts cannot, by law, accept that a joint tenant is only responsible for their “share” of the rent.

HELP WITH PAYING YOUR RENT

Many people qualify for Housing Benefit to help with payment of rent (but not water rates).  Using our portable Welfare Benefits Computer we can quickly find out if you are likely to be entitled to benefit.  If you would like to use this service, either in the office or at your home, please ask your Housing Officer or telephone the office and ask for the Rent Income Officer.

Housing Benefit payments are made by the Local Authority, either to you or direct to the Association.  Your Housing Officer can offer help and advice and supply a leaflet and application form.

WHAT HAPPENS IF YOU DON’T PAY YOUR RENT?

If you have difficulty paying your rent, please contact the Rent Income Officer early on and we will do our best to help.  Don’t let the problem get out of hand.

The Association employs staff who are trained to advise people who are having financial trouble, perhaps because of sickness, unemployment or medical problems.  We can check you are getting any benefit you are entitled to, and offer you independent specialist money advice.

If you are in arrears we will write and tell you how much you owe.  If you cannot pay off your arrears immediately, we will come to an agreement with you about paying in instalments.  We can also arrange for your Housing Benefit to be paid direct to Keniston.

We have a responsibility to collect all rent due.  Unpaid rent increases cost for everyone.  If you can afford to pay but continue to be in arrears we will take legal action to recover the debt.  This could result in you losing your home.

If you would like a translation of any of our leaflets into a foreign language, please let us know.

Keniston is committed to equal opportunities in employment and service delivery.
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This leaflet explains how rent and service charges are fixed, how to pay and what to do if you have difficulty paying.  It also tells you how to appeal against a rent or service charge increase.








