Equity Release Pilot Project


The following document is a collection of material used by equity release pilot schemes, including:

· Assessment questionnaire forms (these are linked to the 
‘Annexes for assessment’ excel worksheets also available at 
www.jrf.org.uk/equity-release-2010) 
· An example of a project initiation document

· Dos and don’ts of signposting
· A question and answer briefing

ASSESSMENT QUESTIONAIRE FORMS








     





 E Form 1

The position at the outset of each pilot scheme

Local authorities
	Provider of information
	Each pilot local authority

	Frequency of provision
	Once, at the outset of each pilot scheme


The aims of the pilot scheme

The principal aim of the pilots is to enable less well-off older home owners to feel able to draw on the equity in their home simply, cost-effectively and with confidence, so enabling them to improve their quality of life substantially.  This aim is seen as contributing to a widening of choice for older people and an increase in their control over their lives.  

1.1
What supplementary aims does your authority have that you would like to see assessed?

The authority’s view of the position before the pilot 

1.2
How readily available is financial advice for older home owners locally who are on low incomes?  

1.3
Do you have any indication of the extent to which such advice is sought and provided?

1.4
What are staff attitudes to the equity release product following training, but before the pilot has started?

How the pilot scheme is to be brought to the attention of those who might benefit from it 

1.5
What work has been done to identify likely beneficiaries of the equity release scheme? 

1.6
Is there to be specific targeting?  If so, what are the characteristics of the target groups?

1.7
What promotion is to be given to the scheme?  By which body/bodies is each kind of promotion being given?

Getting support for a pilot scheme
1.8
In retrospect, what were the key factors which led the authority to go ahead with a pilot scheme?  
1.9
How many meetings were held with departments and the voluntary sector before it was decided to go ahead with the pilot?


1.10
To what extent was the decision to engage in the pilot dependent on elected Members, and to what extent on senior officers?

1.11
Was there a distinction between the engagement of the Leader and/or Cabinet Members, and that of other Members?  If so, what was the distinction?

1.12
Has the scheme had positive support from relevant chief officers?
1.13
What were the main concerns raised within the authority, and how they were met?

1.14
Which departments of the authority will be involved?

1.15
Which partners has the authority involved?

1.16
Which ways of engaging with external partners were considered?
1.17
Did some potential external partners decline to be involved?  If so, what were their concerns, and what were the responses offered to them?

Training

1.18
What is the nature, and quantity, of training given?

1.19
To who was training offered? 

1.20
Who took it up?

1.21
What was the feedback from training sessions?

Guidance and support available

1.22
Is any guidance and support to be available for prospective customers once they have contacted JRS?  If there is, who will provide it?  

Resources needed to set up the pilot

1.23
What was the length of time between initial work on the pilot scheme and reaching a decision to go ahead?
1.24
How many meetings were held in this period within the authority, and with potential external partners?

1.25
How resource-intensive (in time and money) has the process of setting up the pilot been?          

1.26
With hindsight, which areas have been more time-consuming than you had anticipated?

Intentions for sustaining the scheme, after its launch

1.27
How is it intended to maintain the profile of the scheme after the launch?











        E Form 2

Progress during each pilot scheme

Local authority department running the pilot scheme

	Providers of information
	The department in the pilot local authority responsible for the management of the pilot scheme

	Frequency of provision
	Quarterly (end March, June, September, and December), or half-yearly (June and December)



2.1
Local Authority completing this return           

2.2
Department completing this return

2.3
Return for the quarter/half-year ending on [date] 

Evolution of the scheme during this quarter/half-year

2.4
Have the aims of the pilot been reviewed and/or changed in the quarter/half-year?  If they have, what has changed?

2.5
Has the on-going involvement, and/or views, of elected Members changed significantly in this quarter/half-year?  If so, in what way(s)?
2.6
Has there been any change of partners during the quarter/half-year?  If there has, what has changed, and why?

2.7
Has there been any change, during the quarter/half-year, in the role of existing partners and/or the ways in which the authority and these partners engage with one another?  If there has, what has changed, and why?

2.8
Has there been any change, during the quarter/half-year, in the targeting of, and/ or publicity about, the scheme?  If there has, what has changed, and why?

 E Form 3

Progress during each pilot scheme

Local authority departments other than that running the pilot scheme, and partner organisations involved in the pilot scheme

	Providers of information
	Each relevant department in the pilot local authority involved in the pilot scheme, other than the department managing the scheme
and each partner organisation

	Frequency of provision
	Quarterly (end March, June, September, and December), or half-yearly (June and December)



3.1
Local Authority / Organisation completing this return           

3.2
Department completing this return (where relevant)

3.3
Return for the quarter/half-year ending on [date] 

To help establish the extent of interest

3.4
The number of leaflets received during the quarter/half-year for issue by your department/organisation.

Experience of operating the pilot scheme

3.5
What has your department’s/organisation’s role been in the pilot this quarter/half-year?  If the role has changed significantly this quarter, what has changed, and why?

3.6
Does your department/organisation think that its involvement has been worthwhile this quarter/half-year?

If “yes”, please amplify.  If “no”, please explain what problems or obstacles have arisen.  If “maybe”, please explain your reservations.

3.7
What approaches have you used this quarter/half-year in your contact with possible beneficiaries?   Which approaches have been well-received, and which not so well-received?

3.8
What measures, if any, would your department/organisation wish to take to improve the scheme?

3.9
Have there been changes in the prevailing views of staff about the pilot scheme?  If so, how have views changed?

3.10
Has there been any training during the quarter/half-year?  If there has, what training has been provided, and to whom?  What feedback has there been from this training? 

3.11
Is more training of staff needed?  If so, what is required?
POSSIBLE SUPPLEMENTARY INFORMATION
	It is essential that staff of local authorities and voluntary bodies do not stray into discussion of the merits of equity release, or of particular products, for those individuals they meet.  But within this constraint, staff may feel able to provide some feedback on some (or all) of the points in this section on supplementary information.

If the authority records information on each contact they make, they may be able to complete Form 3A, rather than the corresponding points in this section below.


3.12 (as an alternative to question 3A.1 in Form 3A)

When enquirers raised issues that led to mentioning the equity release scheme, what were the most common issue(s)?
Please draw on the points below in responding, but add other issues that you may have encountered.
	a) Additional help at home, beyond what social services would provide

	b) Meeting charges for local authority social services

	c) Carrying out repairs or improvements to the home

	d) Repaying outstanding debts

	e) Helping family or friends

	f) Other (please tell us more)


3.13 (as an alternative to questions 3A.2 & 3 in Form 3A)

When enquirers reacted to mention of equity release, what proportion had heard of equity release? [few / a minority/ around half / a majority / nearly all]   Where they gave a view about equity release, were the views largely positive; or largely negative?

3.14 (as an alternative to questions 3A.4 in Form 3A)

When there was any reaction to receiving the leaflet about equity release, what was the typical response:  welcomed; neutral; or sceptical?

3.15
When sign-posting the equity release scheme to potential customers, you may have encountered some expressions of anxiety.  What were the most common anxieties encountered?
Please draw on the points below in responding, but add other issues that you may have encountered.

a) reluctance to reduce what they can leave to heirs;

b) discouragement from family and friends;

c) suspicion of equity release products and/or providers;  and

d) perception that equity release is poor value for money.

e) other (please tell us more).










      

E Form 3A
Progress during each pilot scheme

Information relating to individual prospective customers

	Providers of information
	Each relevant department in the pilot local authority and

each local partner organisation

	Frequency of provision
	Quarterly (end March, June, September, and December), or half-yearly (June and December)



	This additional form would be used where the organisation’s systems would normally record information from each contact with an individual.


It is assumed that the following questions would be answered at the time of contact with each individual, with the results aggregated quarterly.

3A.1
What issue(s) did the person raise that led to mentioning the equity release scheme?

	a) Additional help at home, beyond what social services would provide

	b) Meeting charges for local authority social services

	c) Carrying out repairs or improvements to the home

	d) Repaying outstanding debts

	e) Helping family or friends

	f) Other


3A.2
Had the person heard of equity release?    [Yes / No / not known]

3A.3
If Yes, what view of it did they express?   [positive / neutral / sceptical, but prepared to consider / negative / none]

3A.4
How was the leaflet received?   [welcomed / neutrally / sceptically]
E Form 4
Progress during each pilot scheme

The provider of regulated financial advice, and the equity release loan provider

	Provider of information
	JRS

	Frequency of provision
	Quarterly (end March, June, September, and December)


Data would be provided separately for each of the pilot areas, as well as in total.

Much of the data referred to in this form would be provided through Annexes (published separately)
4.1
Return for the quarter ending on [date].
To help establish the extent of interest 

4.2
The number of appointments made in each area, analysed by the source of the leaflet (or contact information) of the prospective customer (recorded by local authority department, and by voluntary organisation).  (Departments and voluntary organisations to be identified by the local authorities.)  [Provided in Annex C.]

4.3
The number of appointments where the client was relying on an advocate to make decisions on their behalf.  [Provided in Annex C.]

Why people made contact with JRS

4.4
Reasons identified by JRS advisers, in informal introductory discussions.  [Provided in Annex A.]
The person’s change in sense of well-being, before and after receiving advice from JRS.

4.5
Application by the JRS advisers of a standard test on the person’s sense of well-being, at the first contact with JRS advisers, and again a few months after contact (in those cases where the advisers are still in contact with the person).

The need for funds

4.6
The nature of the need for funds will be identified in the fact-find.  [Provided in Annexes B and B1.]
The possible sound solutions
4.7
The possible sound solutions will be identified in the light of the fact-find.  [Provided in Annexes B and B2.]
Responses to sound solutions
4.8
The responses to sound solutions, whether taking them up, or rejecting them.  [Provided in Annex D.]
The issues that arise in discussion with potential customers  

4.9
Which issues are resolved relatively easily, and which are less easily resolved, possibly leaving the potential customers with anxieties about the equity release scheme?  

4.10
What responses do potential customers find reassuring?  

4.11
What issues is the scheme unable to resolve satisfactorily for many potential customers?  

4.12
When a customer has decided, in principle, to go ahead with the equity release deal, what is their experience of the practicalities?

4.13
What support do customers typically have at this stage (other than from professionals)?

The people helped as a result of the equity release scheme

4.14
The attributes of those helped by the equity release scheme.  [Provided in Annexes B and B1.]
The customer’s view a while after a Home Cash Plan has been taken out.

4.15
What was found from the JRS’s standard follow-up to customers (possibly supplemented by additional questions?)?  

4.16
What did the customers think of the support and guidance provided by the voluntary sector (if any)?

4.17
What did the customers think of the process of arranging the loan?









    
        E Form 5
The position at the end of each pilot scheme

The provider of regulated financial advice, and the equity release loan provider

	Provider of information
	JRS

	Frequency of provision
	Once, at the end of each pilot scheme


5.1
Roles of the provider of financial advice, and the provider of the loan product
· What role the provider of the financial advice was playing (i.e. what they were doing) towards the end of the pilot

· What role the provider of the loan product was playing (i.e. what they were doing) towards the end of the pilot

5.2
Evolution of the role of the provider of financial advice
· How the role of the financial adviser evolved

· How the financial adviser’s view of the value of its involvement in the pilot schemes evolved

· How the presentation of the scheme to potential customers developed.  Which approaches worked well, and which less well?

· How the perception of equity release developed during the pilot scheme

5.3
Evolution of the role of the provider of the loan product
· How the role of the product provider evolved

· How the product provider’s view of the value of its involvement in the pilot schemes evolved 

The assessment of Just Retirement Solutions and Just Retirement (subject to any constraints they may require to protect commercial confidentiality).

5.4
Is the scheme viable to continue, and to offer more widely?  

5.5
What changes would be sought in applying the scheme to more areas?









                   E Form 6

The position at the end of each pilot scheme

Local authorities and voluntary organisations

	Providers of information
	Each pilot local authority and

each local partner organisation that has played a significant role in the pilot

	Frequency of provision
	Once, at the end of each pilot scheme


FOR LOCAL AUTHORITIES

6.1
Local Authority reporting       

The local authority’s experience of their pilot
6.2
To what extent has the pilot met its aims?

6.3
What have been the successes of the pilot scheme?

6.4
Which aspects of the pilot scheme have been less successful?

6.5
How likely is it that the scheme will be continued?

6.6
If the scheme were continued, what would the authority wish to do differently?

6.7
What advice would the authority give to others?

FOR VOLUNTARY ORGANISATIONS

6.8
Voluntary organisation reporting
The voluntary organisation’s experience of the pilot

6.9
What have been the successes of the pilot scheme?

6.10
If the local authority decides to continue the scheme, would you wish your future involvement to be on a similar, or a different, basis?  If different, in what way?

EXAMPLE OF A PROJECT INITIATION DOCUMENT FOR AN EQUITY RELEASE SCHEME

	This example draws on material used for the pilot equity release schemes.  The text has been edited for use as an example.


1. Purpose of Document

This document summarises the background that has led to the borough setting up an equity release pilot project, outlines the local objectives and the key deliverables for the project.  The project is intended to be a pilot which will guide a future decision on whether to formalise the processes and relationships with providers. 

2. Project Background

The borough has high property prices while also having areas of social deprivation.  Many households are considered to have low incomes yet live in properties of high asset value.  Equity release would enable such households to release equity from their homes to fund a range of services including care for the home, property service charges and repairs.  The Joseph Rowntree Foundation (JRF) conducted an investigation of the obstacles to equity release for older home owners.  The outcome of the study was that equity release has a poor reputation, that it is perceived to be poor value, and that it can result in a loss of benefits.  JRF convened a task group to develop a suitable financial product and explore methods of improving the perceptions of equity release.  The borough is one of three local authorities seeking to pilot a service developed in conjunction with JRF to offer older home owners financial advice and access to a suitable equity release product. 

3. Objectives and Scope

To improve the quality of life of older home owners on low income by facilitating access to equity to fund additional help at home and other services.

The pilots will run for an 18 month period.  During this time, it is expected that two residents will have taken up the product each month. 

The project will develop a framework to support older home owners to consider releasing equity to fund additional help at home and signpost them to the provider for this pilot project.  The financial product has already been developed by the Product Working Group, part of the JRF Equity Release Task Group.  The project will also consider the role of the council in supporting residents through the process and protecting them from financial abuse. 

4. Method of Approach

The Joseph Rowntree Foundation considered a range of options available to local authorities.  The authority will not be providing the financial product itself.  This will be provided by Just Retirement.  The role of the local authority will be to identify residents that are likely to benefit from releasing equity from their properties with a view to funding services that will enable them to maintain their independence.  Key staff, such as those in social care, and voluntary sector personnel, will be able to signpost older home owners to Just Retirement Solutions for an independent financial assessment.  This service will guide residents through an assessment of their income and eligibility for further benefits.  The outcome of the assessment may be to recommend the equity release product developed for the pilot scheme.  The project will include the development of a marketing strategy and training framework for internal staff and voluntary organisations. 

The costs to the authority will depend on whether the borough wishes to jointly brand the product with the independent provider.  If this is the case then there will be marketing and communications costs.  Key staff would need to be trained and materials produced to ensure correct signposting to the provider. 

5. Project Stages and Key Deliverables

	Stage
	Timing relative to launch date (“L”)
	Key Deliverables


	Status 

	
	4 months before L
	Define parameters of the project and set up of project teams 
	

	
	3 months before L
	Approval of service and equity release product by borough’s finance department. 
	

	
	3 months before L
	Approval of service and equity release product by borough’s legal department. 
	

	
	3 months before L
	Approval of service and sign up from key stakeholders.
	

	
	2 months before L
	Framework for referral to Just Retirement developed.
	

	
	6 weeks before L
	Marketing /publicity strategy completed.


	

	
	1-2 weeks before L
	Training of key front-line staff.


	

	
	Launch (L)
	Launch of service.


	

	
	6 months after L
	First six-monthly review of pilot project.


	

	
	12 months after L
	Second six-monthly review of pilot project.


	

	
	18 months after L
	End of pilot project period.  Overall review.


	


6. Interfaces

	Key Interfaces
	Why is this a key interface?

	Finance
	Approval of equity release product required. 



	Legal
	Legal position required to protect authority and its residents. 



	Housing Initiatives
	Will provide the context for this product within the range of other services provided. 

	Environmental Health
	May identify key areas where local authority grant funding is no longer available. 

	Adult Social Care and Supporting People 
	Staff within these services will be key in signposting older home owners to the pilot. 

	Home Improvement Agency
	Likely to be a provider of services to home owners eligible for an equity release product. 

	Ground landlord of former LA housing
	Is a landlord for a significant number of leaseholders. 



	Voluntary Organisations
	Represents the views and campaigns on behalf of older people. 


7. Business Case

The primary benefit of this project will be to increase the quality of life of older home owners by enabling them to fund services that they wish to purchase.  This has the potential to enable older people to maintain their independence and thereby enable them to stay in their own homes for longer.  As the financial product is supplied by an independent organisation, there will be limited financial cost to the borough.  The primary cost to the borough will be through the training of key staff and the development of marketing material. 

	Description of Benefit
	End Benefit

	Older home owner is able to use equity to pay for additional help at home and other services.  

Older home owner is able to live in their own home for longer before needing to access residential care services.
	Improved quality of life.



	Reduced cost in the long term to adult social care budgets through residents self-funding services and not accessing funded services for longer.
	Net cost reduction 


8. Project quality plan

The following project controls will be put in place:
· Project Initiation Document to be reviewed.

· End stage evaluation report to be completed. 

· Exception Reports as required.

· Regular highlight reports to be completed and circulated to the project teams and project executive. 

9. Brief Equality Impact assessment

This project is designed to enable older home owners to participate in daily activities through being able to fund services that will enable them to maintain their independence and quality of life.  The project aims to consider the needs of all groups, including BME, within the qualifying age groups. 

10. Project controls

The project will be subject to review through the regular product and delivery sub-group meetings.  In addition to this, the project manager will meet with the project executive to ensure that key deliverables and milestones are being met. 

11. Communication plan

Information will be disseminated with stakeholders in the following ways and according to the level of information that would meet their needs.

· Key stakeholders will be invited to be members of the project groups.  Regular meetings will be held to discuss progress and agree actions. 

· Email correspondence to remaining stakeholders and relevant parties. 

· Project will include a consultation / fact-finding event about 3 months before launch, to capture the views of the target group (older home owners). 

· Regular meetings to be held with the Joseph Rowntree Foundation to maintain the strategic aims of the product, feedback progress on the project and learn from actions taken by other local authorities carrying out the pilot. 

· Regular meetings between the project manager and project executive. 

12. Contingency plan

No contingency required. 

13. Project filing structure

Documents will be stored at:   [file identity]

14. Project Organisation

Project Executive: 
[name]

Project Manager: 
[name]

The project would benefit from having two sub-groups which address different areas.
Product Sub-Group

· Senior Finance officer

· Legal officer

· Housing officer

· Environmental Health officer

· Representatives of Just Retirement

Delivery Sub-Group

· Supporting People officer

· Home Improvement Agency officer

· Service Manager, Assessment Services

· Personalisation Service Manager

· Head of Provider Services, Adult Social Care 

· Representative of ground landlord of former LA housing

· Representative of local Citizen’s Advice Bureau

· Representative of local Age Concern-Help the Aged

· Representative of local activity centre for older people

15. Initial Risk log

The financial risks of this project will be absorbed by the financial product provider.  However, on signposting residents to this organisation, the borough seeks to give reassurance that it is in their interests to engage with the provider.  This risk to the reputation of the borough is reduced through controls put in place by the Financial Services Authority who monitor the work that they do. 

	Risk
	Potential Control

	Low or nil take up of financial product. 
	Adequate consultation with potential residents to establish a demand for the product and most suitable marketing approach. 

	Risk to reputation of the authority
	Financial product provider regulated by the FSA.  Close monitoring by the authority’s Finance and Legal officers 

	Poor signposting to product provider. 
	Training of all key personnel.



	Borough unable to meet key milestones. 
	Project manager time dedicated to progressing the project.  Project members may need to be consulted individually if it is difficult to co-ordinate meetings.

	Alternative provider of equity release product questions validity of pilot. 
	Product selected by Joseph Rowntree Foundation to meet the requirements for a pilot, following invitation to all SHIP members to express interest.  Request to be made to borough’s legal officers to clarify that the procurement process will not be required for the pilot period. 


16. The Project Plan

The highlight report will be updated regularly to monitor progress and ensure that key milestones are achieved.  This will also show details of project risks. 

DOS AND DON’TS OF SIGN-POSTING
The role of the local authority and any partner voluntary bodies is to help people identify possible solutions for their financial concerns.  It is not to advise people on the merits of alternative solutions; this is the role of a regulated financial adviser.

The notes below are intended to help staff of local authorities and voluntary bodies to know what they can and should say; and at least as importantly, what they must not say.

· Do:

· Establish whether the resident is over age 65 (if a couple, both must be over age 60).

· Establish that the resident owns their own home.

· Explain there is a service that could assist.

· Explain that a professional adviser will explain all the details.

· Mention that the service has no charges unless the resident goes ahead.

· Mention that the service includes a free check on entitlement to state benefits.

· Hand over the customer leaflet and write your details on the back page (to keep track of where the leaflet came from).

· Don’t:

· Offer any personal views as to suitability.

· Get drawn into any explanations about any part of any product.

· Get drawn into long explanations – whenever questioned, simply explain that the Adviser is the person who will be able to answer all the resident’s questions.

EXAMPLE OF QUESTION AND ANSWER BRIEFING

used by the equity release provider for the pilot schemes

	This example draws on material used for the pilot equity release schemes.  The text has been edited for use as an example.


Background & Introduction

In 2006, the Joseph Rowntree Foundation funded research to investigate obstacles to equity release for older people on low incomes who cannot afford to pay for additional help at home, so these people can live in their own homes for longer.  This led to development of a product for home owners on Pension Credit.  Three local authorities are piloting a service that can advise residents on the suitability of equity release and where suitable, recommend an appropriate solution.

1. What are we proposing to do?

Take part in a pilot to offer a fully regulated advice service and a bespoke product to the borough’s residents to determine whether equity release can help them enjoy a better quality of life.  The service is particularly aimed at older home owners who are ‘asset-rich, but income-poor’.  The service will have exclusive access to a product specifically designed for residents where small sums (from £5,000) can be released initially, with further amounts (from £2,000) drawn down thereafter – designed to help residents continue to live comfortably in their own home before needing to move into a residential care home.

2. What is equity release?

Equity is the difference between any mortgage someone has and the value of their home.  Equity release is the ability for older home-owners (age 60+) to unlock some of the value held in their home and use this released money to improve the quality of their life, whilst continuing to live in their own home.  Typically a mortgage is taken out by the customer, but no repayments are necessary until the customer either passes away or moves into permanent long term care.

3. What is the Joseph Rowntree Foundation?

The Joseph Rowntree Foundation is an independent charity that works to understand the root causes of social problems, identify ways of overcoming them, and show how social needs can be met in practice.  The Foundation was established in 1904.  Further information is available at www.jrf.org.uk.

4. Who is Just Retirement?

Just Retirement Group is a specialist financial services company helping customers at and in retirement.  Within the group are both a life company that designs products (enhanced annuities
, and equity release) and a specialist equity release firm that offers advice to customers on a range of products from different life companies.  Just Retirement is the UK’s 5th largest annuity provider, the largest enhanced annuity provider and one of the three largest equity release providers.  Just Retirement has also achieved top Industry ‘Treating Customers Fairly’ scores and is winner of many coveted customer service awards and consumer champion of ‘campaign for better annuities’.  Further information is available at www.justretirement.com.

5. Who else is involved?

The Department for Work and Pensions is interested in this work as it achieves some of their aims for improving available income in retirement.  The three boroughs involved in the pilot are the London Borough of Islington, the Royal Borough of Kensington and Chelsea, and Maidstone Borough Council.

6. How will this proposal benefit the borough’s residents?

It will provide a better quality of life to those requiring additional help at home as well as importantly allowing older people the dignity and choice of remaining in their own homes whilst still being able to maintain a comfortable lifestyle.  Additionally, through the pilot, there is the opportunity to help shape the proposition to better support elderly residents in a wider number of areas.

7. What’s in this for Just Retirement?

Just Retirement has been proactive in a number of consumer-related areas and has taken a strategic and longer term view on a number of initiatives including, for example:  a consumer-focussed “Campaign for Better Annuities”; providing free training to thousands of IFAs on equity release advice; and providing free portal services to enable improved consumer choice. 

The aim of the pilot is to work with organisations like the Joseph Rowntree Foundation and local authorities, to gain a better understanding of consumers’ needs and to develop the kinds of solutions (product and services) that are appropriate to a currently underserved population, both in terms of products and advice. 

On the basis of a successful pilot, the wider roll out to all local authorities could potentially offer the opportunity to explore with a wider audience, how elderly customers can benefit at the point of their retirement by exercising all the options available to them.  This would include maximising the income from smaller pension pots, ensuring those in poor health get increased income from their current private pensions, and exploring options around long term care. 

8. Doesn’t equity release have a bad name; and who is SHIP?

In the 1980s there were issues where customers were sold plans with the aim of releasing money from their property, then reinvesting this and using the investment income for mortgage repayments and still taking income in excess of this.  When the stock markets stopped performing well, there wasn’t enough income to pay the mortgage and some customers lost their home as a result.  In response to this, in 1991 SHIP (Safe Home Income Plans) was launched to promote safe plans and to safeguard the interests of customers via a code of conduct for the industry.  Its aim is to ensure that a repeat of the scandals of the late 1980s never occurs again.  In 2004, lifetime mortgages became a regulated product under the Financial Services Authority (FSA).  Home reversions became regulated in 2007.  Further information about SHIP is available at www.ship-ltd.org.

9. How are residents protected?

The product is SHIP-approved and carries the following guarantees:

· Customers can remain in their property for life, provided the property remains their main residence.

· Customers are provided with fair, simple and complete presentations of their plans.

· Customers can move house and move their plan to another suitable property without any financial penalty.

· Customers have the right to appoint an independent solicitor of their own choice to conduct their legal work.  

· The solicitor signs a certificate once they are satisfied that their client fully understands the risks and benefits of the plan, including the impact of equity release on their estate. 

· All SHIP plans carry a no negative equity guarantee.  This means customers will never owe more than the value of their home when it is sold and no debt will ever be left to the estate.

All Advisers are fully trained, qualified and registered with the Financial Services Authority.  This training also includes looking out for signs of vulnerability through either financial abuse or early signs of dementia.  Through working with the local authorities, referrals could also be made to other sources of help, such as the social services’ telephone line.  For all customers, the advice service includes a state benefits analysis to identify any unclaimed allowances and ensure any drawings do not adversely affect any means-tested benefits.  There are also additional product safeguards built in to ensure customers are aware of the impact of any future drawings taken.  

10. What can residents use the money for?

Whilst this proposition is specifically designed to help residents with care and well being related costs, the customer can use the released money for any purpose, although customers are never advised to reinvest their released funds.  Typical uses are:

· To supplement a customer’s pension, to pay for standard of living requirements.

· Home improvements, including topping-up any local authority grants, and major works.

· Care assistance.

11. What are the costs and fees for a resident?

One objective of the pilot is to ensure that costs are not a barrier to entry.  Initial costs are required for the valuation, administration, advice and legal aspects of setting up the plan.  These typically range from £2,000 to £3,000, but for this proposition, they will be circa £999.  No costs or fees are payable unless a customer’s plan completes; and all fees can be added to the loan to ensure there are no up-front fees that have to be paid out.  Once the plan is in place, there are no further costs or fees for any subsequent drawings that the customer may wish to take.

12. Can residents involve their family?

Yes.  It is an important feature of the Just Retirement Solutions advice service that residents are always strongly recommended to involve their family in discussions, and the Advisers will happily address any concerns family members may have.

13. Can residents leave their children anything?

When a customer dies or moves into permanent care, the property is sold.  After the mortgage has been repaid to Just Retirement Limited, any excess forms part of the customer’s estate.  The No-Negative Equity Guarantee (see question 9 above) ensures that the customer will never owe more than the value of their home and no debt will ever be left with the estate; but the exact amount left will depend on how property prices have moved, the total amount borrowed and how long the plan has been in place to determine how much interest has rolled up on the mortgage.  If there is a need to ensure that children have some of the equity protected, there are products that Just Retirement Solutions advise on from the wider market that have this feature.  Customer objectives such as family inheritance form a crucial part of the adviser / customer discussions and help decide whether equity release is suitable.

14.  What type of Advice is available?

For this proposition, Just Retirement Limited have designed an exclusive product that was previously unavailable in the market (no other equity release plans allow an initial release as low as £5,000).  Access to this product is currently available only via the advice from Just Retirement Solutions.  If a product other than the exclusive product is considered more suitable for the customer, Just Retirement Solutions can advise on standard Just Retirement Limited products (available widely in the market) and where appropriate can also advise products from other providers beyond Just Retirement Limited.  For these other needs, a carefully selected panel of products from different providers has been put together designed to meet up to 95% of all customers’ needs.  For the remaining cases that cannot be met by the panel, Just Retirement Solutions will access the whole of the market.  For the thousands of customers Just Retirement have advised, around 50% are recommended to follow an alternative course of action to equity release, details of which are always fully discussed.  For this pilot, Just Retirement Solutions is not offering this proposition as an IFA (Independent Financial Advice) service.  

15. What if residents don’t own their property?

Residents must own their property to be eligible for an equity release plan, either as a freehold, or a leasehold arrangement.

16. Can residents move house?

Yes, one of the features of all SHIP-approved plans is that customers can move house and move their plan to another suitable property without any financial penalty.

17. When do residents repay the loan?

With the local authority designed product, there is no need to make any repayments while the customer continues to live in their home.  During the term of the mortgage, the interest rolls up onto the mortgage, increasing the amount owed.  When the customer dies or moves to permanent care, the property is sold and the original loan, plus any rolled-up interest, is repaid to Just Retirement Limited.  The No-Negative Equity Guarantee ensures the amount repaid will never exceed the sale value of the property.  If a customer wanted to make interest repayments, Just Retirement Solutions can advise on products from the wider market that have this feature.

� 	Quarterly frequency preferred, but some respondents may be able to do so only half-yearly.
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�	Enhanced annuities aim to pay a higher pension in retirement as they take into account a customer’s lifestyle and health.





PAGE  


