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INTRODUCTION

Voids are properties which are currently empty because a tenancy has ended, and a new tenancy has not yet started. Voids may arise due to formal termination of a tenancy, abandonment of a tenancy, the tenant transferring to another tenancy, eviction of the tenant or the tenant’s death. 
Because rent is not due on a void, it represents a loss and YMCA Crewe aims to keep this loss to a minimum whilst ensuring that a property is let to the right applicant as quickly as possible.
POLICY AIMS
The purpose of this policy is to set out our approach when dealing with void properties to ensure that YMCA Crewe provides an efficient and customer focused service which:
 • complies with regulatory and legislative requirements
 • ensures value for money in repairing void properties and achieving the good standard
 • balances the need to minimise rent loss whilst letting empty properties to the right tenant so ensuring best use of the property
 • maximises customer satisfaction in relation to the standard of their new home 
The specific objectives of the Void Property Management Policy are:

· to ensure that properties allocated to tenants by YMCA Crewe meet acceptable standards.

· to ensure that rent losses through void properties is minimised.

· to ensure that YMCA Crewe makes the most effective use of the housing resources available to it, to meet housing needs.

· to let properties to a standard which maximises the prospects of the incoming tenant sustaining the tenancy and reducing the likelihood of a tenant terminating the tenancy because of the property condition itself.

To achieve the above objectives YMCA Crewe will –

· provide a clear statement of the level of service and standards to which YMCA Crewe will work.

· have procedures and agreed practices that are applied uniformly across the service.

· Occupy vacant properties as quickly as possible.

· undertake repairs of vacant properties in accordance with YMCA Crewe’s standard and statutory requirements

· ensure that the condition of the property is of a standard that will not normally lead to an offer of accommodation being refused.

· ensure that all offers of accommodation are consistent with YMCA Crewe’s allocations policies.

· record any action taken at each stage in the void management process.

· provide training to ensure that staff are equipped to carry out the roles expected of them. 

· keep tenants and service users informed during the void management process.

· ensure that communication with tenants and service users is in plain English and makes clear in all cases who is the officer to contact in case of queries etc.

Relevant Legislation and standard Practice

YMCA Crewe manages its voids in accordance with relevant legislative and good practices, these includes the following:

The Gas Safety (Installations and Use) Regulations 1994 – YMCA Crewe will ensure that it allocates void properties that have benefited from an annual inspection of gas installations, appliances, and associated components e.g., carbon monoxide detectors if installed.  In all cases a gas safety check will be carried out prior to handover of keys.

Data Protection Act 2018 - Within the terms of the Data Protection Act YMCA Crewe will ensure that information provided by an applicant and/or tenant or sought by YMCA Crewe is relevant only to the management of void properties and that all such information received is treated in the strictest confidence. Under the provisions of the Data Protection Act, individuals have the right to see and receive a copy of any personal information (for which a small fee may be charged) that is held about them by YMCA Crewe and to have any inaccuracies corrected.

The control of Asbestos Regulation

Building standards Regulations

The health and Safety at work

The current edition of IEE Wiring regulation

Construction and Design management regulation

The Building Energy Performance

Strategy and budget commitments.

Tenancy Sustainment  

The Association will be mindful of households likely to abandon their property, particularly those with rent arrears, those facing legal action, first time tenants, and vulnerable people. Whenever possible we will offer financial referrals to Citizen advice and other support to tenants who are at risk to reduce the likelihood that a property will be abandoned. We will also seek to identify any potentially abandoned properties as quickly as possible by, for example, knocking on doors of tenants who fail to respond to contact. 

The approach outlined in this Policy, working together with our policies on Anti-Social Behaviour Management, Housing Management and Allocations, ensures that YMCA Crewe is striving to make positive contributions towards the sustainment of tenancies. YMCA Crewe acknowledges the negative impact that empty homes can have on the community and aims to ensure that these are kept to a minimum.

Transfers 

To minimise void times and rent loss, transfers to Move on property will normally only be permitted when there has been a satisfactory property for the residents and inspection of the current property prior to a tenancy offer being made. Move on will be encouraged to ensure the homes allocated meet the tenant’s needs.

Death of the Tenant 

In the case of a void arising due to the death of the tenant we will consult with relatives to have the property available for occupancy as soon as possible. Normally we will close the unit within 2 weeks of the tenant’s death without any additional rent being charged, with the option for relatives to extend this period to up to 4 weeks on payment of rent. With due sensitivity, staff will advise the next-of-kin of any issues which will result in a recharge liability, 

Repairs and Improvements 

It is recognised that the main factor in delaying the occupancy of void properties is often the need to carry out repairs and improvements. Targets will be set for statutory checks and for repair work, and these will be closely monitored by the managers and teams responsible. Targets will also be set for occupancy once keys are in and the unit is ready, and again the standard of work will be closely monitored and reported.  

Adaptations which are essential in order to make the property habitable for a new tenant will be carried out prior to the property being occupied. Where the cost of adapting a property is high, both in terms of alterations and potential void loss, we will carry out an assessment and look at other options before reaching a final decision on whether to complete the work.  

EQUAL OPPORTUNITIES IMPLICATIONS
YMCA Crewe will ensure the promotion of equal opportunities by seeking the help of an interpreter to translate information and documentation in different languages and other formats as required.

YMCA Crewe will ensure that no individual is discriminated against on grounds of sex or marital status, on racial grounds, or on grounds of disability, age, sexual orientation, language or social origin, or other personal attributes, including beliefs, or opinions, such as religious beliefs or political opinions.

RISK MANAGEMENT

The Senior Management Team will consider the Risk Management factors of Void Management

including: -

Financial risk through potential failure to ensure that enough income is collected to cover operating costs due to excessive rent lost to voids. Non-compliance with the Regulator of Social Housing outcomes and performance indicators.

HEALTH & SAFETY

YMCA Crewe will ensure that staff will work in accordance with the Lone Working Procedures when inspecting properties, carrying out accompanied viewings or applicant assessments as necessary.

YMCA Crewe will ensure that all inspections and work undertaken at properties will be carried out in accordance with Health & Safety guidance and regulation.

Performance Monitoring

YMCA Crewe will monitor performance on void management using both statutory and local performance indicators as follows:

Statutory Performance Indicators – Regulator of Social Housing

· Percentage of rent due lost through properties being empty during the last year.

· Average length of time taken to re-let properties in the last year.

· Percentage of tenants satisfied with the standard of their home when moving in

· Percentage of tenancy offers refused during the year.

· Percentage of available units that became vacant in the last year.

· Percentage of new tenancies sustained for more than a year, by source of let.

Local Performance Indicators- St Helens YMCA
· The percentage turnover of stock

· The average cost of repairs per void 

· The number of properties refused 3 or more times, by reason.

· The average number of days taken to complete void repairs. 

The CEO and SLT will have delegated authority to annually agree local targets for the effective management of voids in the financial year.

AREAS OF RESPONSBILITY

The Senior Leadership Team - has responsibility for ensuring that this policy complies with Regulatory and Legislative requirements and in meeting YMCA Crewe’s Business Plan and budget commitments.

Chief Executive Officer – has responsibility for ensuring that appropriate support and timely advice is provided to the SLT and relevant staff to ensure compliance with Regulatory and Legislative requirements and in meeting YMCA Crewe’s
Voids - Tenant Responsibilities 
Tenants must meet their obligations as described in the Tenancy Agreement, including the notice period, and leaving the property in an acceptable condition as far as possible, except for fair wear and tear. Where this is not the case, YMCA Crewe will recharge outgoing tenants for any repairs required to the property which are due to tenant damage, disrepair, or neglect. 

Voids – YMCA Crewe Responsibilities: Re-let Standard including Decoration. 

We will aim to ensure that all vacant properties are brought up to our current Standard before they are occupied. Where certain items covered by the standards are due to be improved within a reasonable time as part of current planned maintenance programmes the new tenant will be given the appropriate information. 

We will ensure that prospective tenants are kept fully informed about the commencement of their tenancy and about any delays which affect when they can move in. 
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