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Inclusion Housing Community Interest Company 

Shared ownership – a housing option for disabled people 

Choice, independence, self directed services and personalisation are the mantra at present in social care.  Yet despite the massive national increase in home ownership people with disabilities remain predominately in registered care or rented accommodation with little real choice as to who they live with or having an opportunity to own their own home.  
Inclusion Housing CIC believes that the option of home ownership should be available to disabled people and that the shared ownership model offers a way forward. 
Fortunately the UK Government agrees as far as England is concerned.
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Valuing People Now: From Progress to Transformation, a consultation launched in December 2007, sets out the next steps for the Valuing People policy and its delivery. The

priorities include:

Personalisation so that people have real

choice and control over their lives and services.

Access to Housing that people want

and need with a particular emphasis on home

ownership and assured tenancies.

They have also set up regulations through the Homes and Community Agency, to both govern the development of shared ownership and to make available grants to enable individual disabled people to buy a share of their own property. 
Inclusion Housing CIC is working with Chevin Housing Association to make shared ownership a reality for more disabled people in the Yorkshire area and is now seeking to roll out the project to other parts of the country.
How does shared ownership for disabled people work?

The key to the shared ownership option for a disabled person is that an individual, who is not working, can have the interest paid on the mortgage for a property that they are buying These payments are paid by the Department of Work and Pensions. 
The rules on not working may mean that if you are thinking of looking for a job that this scheme may not be for you.
However people with a whole range of disabilities have made use of shared ownership and we know of people with sensory impairment; enduring mental health needs learning disabilities and autistic spectrum disorders that have made use of the scheme.

There are rules that govern this option. For example from April 2009 the maximum amount an individual (the co-owner) can have funded under the scheme is £200,000 to enable them to buy from 25% and up to 75% of a property. In practice it seems that mortgage lenders are not prepared to lend this amount, a figure of about £100,000 being more normal, higher in some areas.  
The Government also makes grants available towards the cost of the scheme through a number of local agencies (HOLD grant) and we will be working with agencies that have access to this grant.  

A residual proportion of the property remains in the ownership of a Housing association or other agency. The Co-owner receives a tenancy for the part of the property that they do not own from the housing manager, with the rent being paid by Housing benefit.  In practice the rent will be below local housing allowance levels; the actual level of rent being determined by a formula set and regulated by the Homes and Communities Agency. The housing manager will normally repair and maintain the property, in return for a service charge payment.

The Co-owner pays for their own furniture and white goods and once living in the property, their heat, light and food, as would any other property owner plus the service charge for the maintenance of the property.     

A partnership.

The shared ownership housing option for disabled people would be a partnership involving:

· A disabled person, who cannot be working, becoming a co-owner of self contained accommodation on their own; with a carer or with other co-owners in a block of apartments.  The key aspect is that the individual co-owner has the opportunity to ‘Do it yourself shared ownership’ (DIYSO); finding and buying their own property.  The co-owner does not need to provide any initial capital; although they must have the option of injecting their own money, as part of the national shared ownership scheme, either prior to or after the property is purchased.  The co-owner is able to sell their share of the property at a later date.

· A housing manager who provides the tenancy for the residual share of the property and the repairs and maintenance.  In this instance this role would probably be taken on by Inclusion Housing Community Interest Company, a not for profit voluntary sector specialist housing agency or by a housing association.

· An RSL or other agency that has access to the national Government funding, called HOLD (Home Ownership for People with Long Term Disabilities), grant. In the Yorkshire area we will be working with Chevin Housing Association and in other areas with other agencies. This grant is used to offset some of the cost of the shared ownership scheme

· If required specialist builders and architects would be engaged to ensure that the accommodation delivers what the co-owner requires, including adaptations to meet the needs of each individual co-owner or to build new properties, should this be needed.

· Broker acting on behalf of the Co-owners.  Inclusion Housing HA works with mysafehomes http://www.mysafehome.info/index.htm who have a 20 year track record in helping disabled people buy their own homes. They will help the individual disabled person in 3 ways: Obtaining a Mortgage facility; Carrying out the financial vetting required under the HOLD scheme and helping the individual find a solicitor to conveyance for them. The broker will help resolve any issues around capacity.
· A care provider supporting the individual Co-owner, if required.

· Local service commissioners may also be involved.

How to go about buying your own home.

A disabled person would go about buying their own home, through shared ownership and with Inclusion Housing CIC when they; their care provider or service commissioner identify an interest in shared ownership accommodation which they would like to explore with Inclusion Housing CIC. 

The first step will be explaining to the individual and their carers or other interested parties how shared ownership works.  If they want to go ahead then the second step is working out in some details the sort of property that the individual might want; where this should be located and the costs involved, including the purchase costs of the type of property required and for any adaptations required.  It is important to note that the Housing Association will need to know that the value of the property, once completed will be worth, on the open market what has been invested.  This may mean that the Local Authority may be asked to fund the cost of adaptations through a Disabled Facilities Grant or in other ways. 
Using this information Inclusion Housing CIC would ask the Housing Association whether they are able to support the specific initiative and if they are, to prepare an estimate for the costs for the development, including the costs of any adaptations required to meet the specified needs of each individual. The Housing Association could then seek to secure the funding for the property agreed with the co-owner.  

By this stage the individual and/or their carers, Inclusion Housing CIC and the Housing Association will need to agree on the specific property to be purchased and the adaptation work required. This enables the individual to seek a mortgage to enable them to become a co-owner of the property. Inclusion Housing CIC is strongly recommending using the services of an agency, like mysafehome, who have experience in this area of work.  They can also help the individual buy their share of the property.  There is a fee involved, normally about £3,000.

The shared ownership process would normally proceed by agreeing on the purchase of a specific existing property, possibly one needing some conversion or adaptation, including buildings already being developed and purchased ‘off plan’. This property can be a bungalow, house or flat/apartment.
However the option could include buying or building a small block of apartments for a group of individuals who feel that they would benefit from living on the same site, possibly to share the cost of support staff, particularly at night.

Whilst the property purchase is proceeding, the adaptations are being made etc. the individual co-owner will arrange to obtain the furniture and white goods that they need and for any decoration that they may want undertaken prior to moving in.
An example of how much you may be able to spend on buying your own property.










£

a. Mortgage – assuming a mortgage lender will lend you
100,000

b. HOLD grant – possibly




  30,000

c. Amount of the value of the house retained 

by the Housing Association – assume the minimum 

of 25% (being the total of a + b)



  37,500

Total available to you to buy your house,

including adapting it to meet your needs


167,500

So if the adaptations of the house will cost 

            
  10,000

to meet your needs you will be able to look for 

properties costing 





 157,000

(There is no stamp duty payable at this purchase price.)

This figure may be higher in areas where housing is expensive and if you can secure a disabled facilities grant towards adaptations.


In this example the weekly rent to be paid by Housing benefit would be a £1250 p.a.

Remember - you will also have to find the fees required to help you find a mortgage and buy your share of the property; the money you will need to buy your own furniture and the cost of the service charge to ensure that your home is well maintained.
Sharing a property

If you buy your own home under a shared ownership scheme you can have anyone you want coming to your home.  This includes carers, paid or unpaid, friends and family staying the night or living with you.  However you cannot sub let the property. In practical term this means that the scheme doesn’t work if two service users want to share a property as one of the two people would have no rights in the property.  Also you will need to bear in mind that the amount you can spend on a property remains the same even if more people are going to live there, so you will need to be sure that that you can buy the 2 or 3 bed property that you might want.
More questions?
Every person’s situation is different and we are sure that there will be many questions that you may have about shared ownership. If you would like to discuss your questions and the options open to you please contact me. 
Wales, Northern Ireland and Scotland

The basic principles about obtaining a shared ownership mortgage etc. are different outside England as the schemes and the grant regimes operate differently in these areas are different.  We are not currently exploring developing schemes in these areas.

Housing Options
Housing Options is an independent housing advisory service for people with learning disabilities.  They have excellent information on shared ownership.  http://www.housingoptions.org.uk/gi_factsheets/fs_07.html
Inclusion Housing CIC

If you think Inclusion Housing CIC may be able to help you buy your own home please contact Nick Harris 07956344174 nickh@inclusionhousingcic.org.uk 
 Inclusion Housing Community Interest Company is a not for profit voluntary sector social enterprise that exists to develop and manage accommodation for disabled and vulnerable people.  

Members of the National Housing Federation; Housing Options; the Association for Supported Living. Funded by Key Fund Yorkshire; Yorkshire Forward and Future builders including funding from the EU Regional Development Fund
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‘more people (with a learning disability) live in their own home’.


 Success criteria set by Ann Williams, National Co-Director for Learning Disabilities to measure progress for disabled people over the next 3 years in ‘Valuing People now’. Jan 2009.








