EXECUTIVE COMMITTEE – 3 SEPTEMBER 2012

SUSTAINABLE ENVIRONMENT POLICY AND SCRUTINY COMMITTEE -   17 JULY 2012

PART   I - NOT DELEGATED 

7a.  
REVISED HOUSING ALLOCATIONS POLICY 


    (DCES)

  
This is a KEY DECISION.

1.
Summary
1.1
This report sets out proposals to update the Council’s Housing Allocations Policy in light of the Localism Act 2011 which gives local authorities new powers following changes in Government policy; in particular to introduce increased priorities for working households, armed forces personnel and those with long-standing local residency, together with changes to allocations for homeless households. This report sets out the detailed proposals, following extensive consultation to revise the Housing Allocation Policy and seeks committee approval of these changes.

2.
Details

2.1
The Localism Act 2011 gives local authorities a new and wide discretion to decide who may qualify to apply for social housing in their area.  A report was presented to the Sustainable Environment Policy and Scrutiny Committee in June 2011 setting out details of the Localism Bill and the proposed new powers for local authorities and the scope of the policy review. There were some areas of the allocation policy that needed improving or reviewing, in the light of lessons learnt and proposed changes in the Localism Act.  

2.2
The 2009 Code of Guidance “Fair and flexible: statutory guidance on social housing allocations for local authorities in England” recommended that Allocation Schemes were reviewed in order to be better understood and seen as fairer.  The Communities and Local Government’s consultation paper “Local decisions: a fairer future for social housing” included proposals allowing local authorities to exclude from their waiting lists those with no prospect of re-housing and to decide who should qualify within the reasonable preference categories. 

2.3
  The review of the Housing Allocations Policy has been conducted alongside the passage of the Localism Bill through the House of Lords through to enactment in January 2012.  Council Officers and representatives from Herts Choice Homes attended a day-long Seminar organised by the Housing Quality Network where eminent barristers who specialise in Housing Law gave their recommendations for reviewing allocations policy in line with changes in the Localism Act. This makes it an appropriate time for the Council to update its Housing Allocations Policy.

2.4
The Head of Housing gave strategic direction to the review of the Housing Allocation Policy. A steering group made up of operational officers from the Council, Thrive Homes, Watford Community Housing Trust and statutory and voluntary agencies including the CAB, Ascend, and CVS partners was set up and has worked through the policy suggesting amendments and then drafted the changes to the policy in response to the public consultation requirements.  Following extensive consultation, the Steering Group’s recommendations to  amendments to the Housing Allocation Policy are attached at Appendix A.

2.5
Proposals to amend the Council’s Housing Allocations Policy


The Council is required to have a Housing Allocations Policy that sets out in detail the groups the Council will house and how priority is given within groups.  The sections below set out the detailed proposed changes to the Housing Allocation Policy, which are grouped into three areas:-

· Eligibility to join the Housing Register

· Priority on the Housing Register

· General Amendments.

The rationale behind the proposals is also detailed below.

2.6
Eligibility to join the housing register

Local Connection There is a perception among some residents that long-standing residents lose out to those with fewer links to Three Rivers when seeking housing. The proposed amendment aims to give priority to those with a strong local connection to Three Rivers in order to respond to community concerns and ensure that local people receive priority for social housing.

2.7
Although the legal requirement to give reasonable preference to certain groups such as the overcrowded and the homeless remain, the greater flexibility to reflect local priorities means that additional priority can be given to those with a stronger residence connection. The requirement to accept a homeless duty to those with six months out of the previous twelve months or three years out of the previous five years or no connection anywhere remains unchanged. A recent review of a sample of 100 accepted homeless cases identified that approximately 92% of households had a minimum of ten years residency in the district at the time they approached the Council and a further 8 % had five years.  It its proposed that homeless applicants who do not meet the Council’s Local Connection criteria will normally only be offered housing in the private sector. Since December 2009 - June 2012 approximately 8 accepted homeless applicants had no connection to the district. 

2.8
It is proposed that only applicants with five years’ continual residence or close family resident in the district for least 10 year at the time of application  will be eligible to join the housing register. This will be applied to new applicants (main applicant and/or partner) registering from 1 December 2012, with the onus on the applicant to prove their continuous residence. Time in temporary accommodation will not count. Social Housing Tenants will be exempt from this requirement as it is assumed they already have a significant connection to Three Rivers. 

2.9
There are approximately 1,266 applicants who are currently registered on the housing register in Band E (no recognised housing need) with no realistic prospect of being housed into General Needs properties. These applicants do not fall into a reasonable preference group set out in the Housing Act and do not meet the Council’s threshold for a priority housing group eg a social housing tenant who is under occupying their property by one or more bedrooms. Since  the introduction of Choice Based Lettings in December 2008 only four applicants have been rehoused from Band E into a General Needs property not subject to a Local Lettings Policy (LLP). 


General Needs Lettings by Band since 1st April 2010
	
	A
	B
	C
	D
	E
	Total

	2010/11
	9
	76
	69
	33
	0
	187

	2011/12
	6
	110
	94
	26
	2*
	238



*Includes 2 properties subject to a LLP (1 keyworker property, 1 LLP prioritising residents of the Parish of Sarratt)

2.10
The Housing Register gives some indication of the level of housing need.  It is not an accurate reflection of such need as many people will not have registered, being aware that there is no chance of rehousing. Some councils, such as Milton Keynes and the London Borough of  Barnet are discontinuing their housing register as part of their “lean review” of processes. 

2.11
Although the Housing Act 2002 abolished the requirement to hold a register, it is proposed to retain a housing register for applicants with a recognised housing need but discontinue the general housing register for new applicants to Band E (no recognised housing need).  This avoids raising the unrealistic expectation that because a person has been on the register for many years they will eventually be housed. This will also save on administrative costs. 

2.12
In future, applicants will be assessed, and if they do not have a recognised housing need, their application will be closed and the applicant notified of the decision and their other housing options.  Band E (no recognised housing need) will  remain for applicants already on the register and for new applicants eligible for older persons housing.  The latter will be restricted to older persons housing.  

2.13
Simplify the financial assessment

The Council Strategy Housing Market Assessment study 2010 identifies households with an income up to £35,000 as having no housing options within the district. Primarily, because private sector housing is unaffordable and social housing is primarily offered to those on low income.

2.14
The Housing Steering Group review of the housing allocation policy  propose in future that new applicants to the housing register with equity or capital of £16,000 or a total household income of £35,000 will trigger a financial assessment to determine their eligiblity to join the register based on their means and individual circumstance. This will replace the current financial assessment trigger of £70,000 or a total household income of four times the annual rent of a suitable property. The proposed financial trigger will be universally applied and  more easily understood by applicants.  The £16,000 limit for equity or capital is aligned to the threshold limit of housing benefit.

2.15
Priority on the Housing Register


Prioritising those in employment 

Although the legal requirement to give reasonable preference to certain groups remain, such as the overcrowded and the homeless, there is greater flexibility to give additional priority within these groups to reflect local priorities. Analysis of 32 lettings on a new development in  November 2011 revealed that 67 of the 86 applicants were unemployed or omitted details of employment (78%) and 19 (22%) were employed. 

2.16
An analysis in November 2011 of those recently housed suggests that 89% of homeless households and 64% of transfer applicants are currently not in employment. In order to promote sustainable communities and give an extra incentive to take up employment and to recognise the contribution of those who work, it is proposed to give some additional priority to applicants who have been employed for 12 months.

2.17
Employment is defined as having a permanent contract, working as a temporary member of staff or being self-employed for at least 24 hours per week.   Joint applicants will qualify if their combined employment is a minimum of 24 hours per week, e.g. Main applicant works 16 hours per week and second applicant works 8 hours or more per week.
2.18
Additional priority will be awarded by backdating the applicant’s ‘priority date’ by 12 months. An applicant’s priority date is the date they were awarded their current priority band.  By using working households as an example, this means applicants applying on the same day as a non-working applicant with the same priority will be placed  higher on the register. Applicants meeting the employment test can apply to have the priority at any point and once given will remain on the application.

2.19
A random sample of 15 let properties was taken studying the impact of backdating priority dates. Backdating had a nominal impact with a minimal number of cases where a property would have been offered to a different applicant who was in employment.  

2.20
Hertsmere and St Albans Councils are proposing to give additional priority to working households as part of their current policy review.  Watford Council propose to review their allocations policy in 2013.  Examples of other local authorities giving priority to those in work were examined to determine whether this is a category of household who should be awarded additional priority on the housing register. Barnet Council does have a banding system and awards a priority by raising those in work up a band.

2.21
Prioritising HM Armed forces personnel


Although the District accommodates those from the Minstry of Defence HQ in Northwood, only a minimal number of applications are received from  HM armed forces personnel.  There is currently no additional priority awarded to army personnel in the policy which is being reviewed.  However, Three Rivers District Council is one of four Hertfordshire councils that currently provide for HM Forces in their current allocations policy. Hertsfordshire County Council have recently adopted an Armed Forced Covenant, some of which is based on Three Rivers District Council’s current policy.

2.22
The aim of the covenant  is to offer guidance on the best practice in respect to allocations of accommodation to the HM Forces. The proposed amendments comply with all the main points of this covenant.  In addition, there is clear Government guidance to give priority to those leaving the armed forces or having left in the previous five years. It is proposed that they would be given additional priority by placing them in Band C. In recognition of the mobile nature of service life it is also proposed that this group be exempt from the criteria on local connection but must have been resident in the district for at least 12 months prior to enlisting.


It is proposed that HM Forces who meet the criteria will also receive additional priority and qualify for 12 months backdating of their priority date.

2.23
Prioritising Volunteering 

The Housing Steering Group wanted to recognise local people who were not in paid employment but undertook long term volunteering in the community.   It is proposed that applicants volunteering for a minimum of 20 hours per month and for a continuous period of at least 12 months at the point of application would be awarded additional priority. Volunteering must be for a not-for-profit organisation that is registered with Three Rivers Centre for Voluntary Service (CVS) or with the Charity Commission or is otherwise recognised by the Council.  It is noted that TRDC CVS will close in November 2012.


It is proposed that applicants who meet the criteria for volunteering will  receive additional priority and of12 months backdating of their priority date.

2.24
Prioritising Under-Occupation - Making best use of a scarce resource


Statistics and evidence gathered since the inception of Herts Choice Homes in December 2008 demonstrates that family housing is in extremely short supply but is in high demand. The ability to make best use of social housing stock has been highlighted as a key priority for the Council.


In order to make the best use of housing stock for families, higher priority should be given to households who are under occupying and willing to downsize.  Many registered providers have schemes to support people both financially and with practical assistance to move into smaller properties. Older tenants may find this practical assistance espicially valuable.  The Council wish to improve its offer for social tenants wishing to downsize.


It is proposed that applicants who are living in social housing and under-occupying by one or more bedrooms will now all be awarded Band B, ‘Very High Housing Need’.

2.25
Removal of Priority Cumulative preference


Changes in law removed the requirement for authorities to take into account cumulative need, e.g. households that have more than one priority such as homeless and medical (Ahmad v Newham case in the House of Lords, March 2009).  There are currently approximately five applicants on the housing register in Band B who have been awarded additional priority through cumulative preference.  It is therefore proposed to cease awarding the cumulative preference for all categories. Current applicants with existing cumulative preference will retain this priority.

2.26
Homeless Households – Time-Limited Bidding


Officers undertook a review of homeless applicants in temporary accommodation in November 2011.  Many applicants naturally delay their bidding in the hope that their ideal property will ‘materialise‘. The review demonstrated a need to reduce the bidding time under Choice Based Lettings from 12 weeks to 4 weeks. This policy is being adopted by all the Herts Choice Homes partners. Therefore, as a result more direct offers of suitable and reasonable accommodation will be made as a formal discharge of homeless duty. Applicants who refuse a direct offer without sound reason will have their homeless duty to them discharged.


It is proposed that homeless applicants retain a time limit for bidding but this is reduced to 4 weeks. 

2.27
The Consultation


The Council has an obligation to consult with Registered Providers and residents/service users on changes to the Allocations Policy.  Various surveys and consultation meetings with targeted audiences have taken place prior to and on the proposals.  The consultation involved:

· Initial public consultation on the Government’s housing reforms was conducted in March 2011, the results were reported to this Committee in June 2011 and informed the Council’s early draft revisions to the Allocations Policy for public consultation.
· January 2012 an on-line survey on the Herts Choice Homes website with the facility to complete an online consultation questionnaire. The results of the on-line survey are attached at Appendix B.

· January 2012 A plain English summary of the proposed amendments to Housing Allocation Policy was sent to 900 housing register applicants with all supporting information and invitation to the public meetings. 

· Three public consultation meetings were held on 23 January 2012 at 6.30pm in the Penn Chamber, on 25 January 2012 at 10am at Ascend South Oxhey and a Focus Group of Black Minority Ethnic applicants on 23 February 2012 at 10am at Ascend in South Oxhey. The results of the each focus group are attached at Appendix C.
· A special meeting of the Three Rivers District Council Homelessness Forum on 7 February 2012 was attended by 18 voluntary and statutory sector partners totalling approximately 30 delegates. The results of the meeting are attached at Appendix D
· Focus Groups were also held with the groups below. The main findings are attached at Appendix E:

· Children Centres

· Supported Housing Projects eg Mencap, Young People 16 - 25

· Service Improvement Group (users of the homelessness service)

· BME Group

· All Registered Providers operating in Three Rivers and our 4 Herts Choice Homes partners Hertsmere, St Albans, Watford and Welwyn & Hatfield Councils were consulted. The results of the consultations are attached at Appendix F.
2.28
Conclusion of consultation


The main issues raised through the consultation were that some vulnerable applicants or disabled people may be unable to work or be disadvantaged in seeking work. In the case of vulnerable applicants, support agencies can make referals to Three Rivers District Council and additional priority may be given.  Also applicants requiring adaptions are given initial consideration when bidding for properties currently fitted with adaptations . 

2.29
There is a risk that certain groups can be disadvantaged as having less of a connection to Three Rivers, such as newer communities and younger vulnerable people. There is no data held confirming this view.  However closer analysis and monitoring of complaints will be introduced to ensure that there is no discriminatory impact. While the policy may disadvantage some new applicants who have come to live in the district, this needs to be balanced against the overriding objective to prioritise people with a longstanding connection to Three Rivers and to boost public confidence in the Council’s housing allocation policy. 

2.30
The consultation found that overall, participants were broadly in favour of the proposed amendments to the Housing Allocations Policy.  Some aspects of the proposals were more popular than others eg longer connection rules and additional priority for those employed.  Some participants thought that use of the private sector for homeless applicants was a welcome change in policy together with closure of the list to applicants with no recognised housing need Band E.

2.31
There were concerns by some stakeholders that it would be unfair to delete an earlier priority date awarded to applicants who lost their employment therefore it is proposed that when the earlier priority date has been given it should not be removed.

2.32
Key stakeholders were reassured by the measures to recognise and  support people who volunteered and those with special housing need eg those requiring adapted accommodation or those with learning disabilities.

2.33
Communication


If the proposals are approved, letters will be sent to applicants advising them of the changes. It is proposed to send letters in stages in order for the Housing Needs Team to be able to manage the anticipated high volume of enquiries and correspondence that is likely to arise. It is anticipated that during the first weeks of implementation the Housing Needs Team will receive a high volume of requests from applicants wishing to have their cases reviewed. Applicants currently registered in Band E will be contacted and asked whether or not they wish to remain on the housing register and advised of alternative housing options available to them. Those who do not reply will be removed. 

2.34
All  applicants will be sent letters requesting that they provide information regarding their working status by 30  October 2012 to allow Housing staff enough time to update applications prior to the go-live date of 1 December 2012. It is also proposed that all changes are made well in advance of moving to the new  Locata housing IT system which is due to be launched in the new year when the other Herts Choice Homes partners have  concluded amendments to their respective housing policies.

2.35
The Council will continue to ensure that further guidance and training on the amendments to the Housing Allocation Policy and Herts Choice Home CBL system is provided. Further information will be provided on local connection, banding and prioritisation within a simple leaflet for all applicants.. 

2.36
Future Changes to the Allocation Policy

Further changes to the Allocation Policy are necessary as a response to guidance from the Department of Communities and Local Government (DCLG) in regard to overcrowding and to the new Housing Benefit (HB) regulations becoming effective in April 2013. A review will be carried out in conjunction with our Herts Choice Homes partners and Registered Providers.  This Committee will receive a report of the likely changes.

2.37
New HB rules are being introduced for social housing tenants in line with current Local Housing Allowance (LHA) criteria. The LHA criteria does not recognise the need for a separate bedroom for a child aged 4 and over so households who, through our current policy, have 3 bedrooms would be deemed to have one bedroom excess (until the older child becomes 10). In this case if they are claiming HB this will be reduced by 14%.  Clearly this raises issues of affordability and the potential for rent arrears for those affected households so a review of current policy is essential in conjunction with our Herts Choice Home partners and registered providers.

2.38
Currently our policy allows that once a sibling of the opposite sex becomes 4 years old this triggers a need for their own bedroom. For households with two same sex children there needs to be a 6 year age gap to be eligible for a 3 bedroom property.  However housing benefit rules stipulates that  for same sex siblings when one attains the age of 16 a separate bedroom need is recognized. However, DCLG is currently consulting on raising this age limit from 16 to 21.  Should this be adopted it could encourage households with over 16’s sharing to look for larger accommodation.

3.
Options/Reasons for Recommendation
3.1
The review of the allocations policy will ensure that improvements are made in line with lessons learnt and updates in legislation to the allocation of social housing.  The continuous improvement of the allocations policy is a fundamental part of ensuring the efficient implementation of choice based lettings.

3.2
It is vital that the Council ensures its Housing Allocation Policy complies with the Government’s codes of guidance on the Allocation of Accommodation and Choice Base Lettings and is non-discriminatory and sufficiently transparent so as to be seen to be fair by all applicants and stakeholders.  The amended Housing Allocation Policy proposals enables the Council to achieve these objectives.

3.3
The Council could continue with its current Housing Policy which limits choice to applicants and meets most of the basic requirements in relation to the Government’s code of guidance.  The current policy applies equally to everyone who applies to be registered or is already on the housing register. The Housing Needs Service will continue to monitor and report on letting activities to ensure that any trends that arise are identified and analysed for necessary corrective action.

4.
Policy/Budget Reference and Implications
4.1
The recommendations in this report are not within the Council’s agreed policy and budgets.

4.2
The purpose of this proposed policy is to ensure the Council’s Housing Allocations Policy ASK   \* MERGEFORMAT  complies with recent changes in Law, the Government’s code of guidance and increase public confidence in the policy by  ASK   \* MERGEFORMAT 1 December 2012.  At the end of one year, it is anticipated that the policy will have achieved a reduction of the number of applicants without a housing need joining the register and therefore some cost savings.

5.
  Environmental, Community Safety, and Health & Safety Implications
5.1  
None specific.

6.
Financial Implications
6.1
The costs of implementing the new Housing Allocation Policy and Herts Choice Homes will be contained within existing budgets.

7.
Legal Implications
7.1
The Housing Act 1996 (as amended by the Localism Act 2011) requires local authorities to have an allocations policy and procedure in place in order to allocate social housing 

7.2
  Part VI Section 167 of the Housing Act 1996 provides that every housing authority must have a scheme for determining priorities, and the procedures to be followed in allocating housing accommodation and under Part VII of the Housing Act 1996 (as amended by Homelessness Act 2002) to make provision for homeless households. 

7.3
The Housing Allocation Scheme must be framed so that “reasonable preference” is given to people who are homeless, people eligible for assistance under the Housing Act 1985, people who are occupying insanitary or overcrowded or otherwise unsatisfactory housing, people who need to move on medical or welfare grounds (including grounds relating to a disability), and people who need to move to a particular part of the authority’s area where failure to meet that need would cause hardship. 

7.4
The 2009 Code of Guidance “Fair and Flexible: statutory guidance on social housing allocations for local authorities in England” gives local authorities flexibilities in determining who they prioritise within the reasonable preference groups. This guidance is superceeded by the Allocation of accommodation:guidance for local housing authoritites in England which came into force on 18 June 2012. The Council’s amended Housing Allocation Policy exercises the new freedoms and existing flexibility within the allocation legislation to encourage work, mobility and  respond to local priorities..

7.5
Subject to that requirement relating to “reasonable preference groups”, an allocations scheme may also make provision about the allocation of particular accommodation to persons of a particular description, whether or not they are within the “reasonable preference” groups.(Section 167(2E)) The Act therefore permits allocation schemes to give preference to those in employment, and those with a strong connection to Three Rivers as is proposed, subject to the statutory obligations in relation to “reasonable preference” groups remaining part of the scheme.  The proposals set out in this report are consistent with those statutory requirements.

8.
Equal Opportunities Implications

8.1
Relevance Test
	Has a relevance test been completed for Equality Impact?
	Yes

	Did the relevance test conclude a full impact assessment was required?
	Yes


8.2
Impact Assessment


Section 149 of the Equality Act 2010, which came into force on 5 April 2011, imposes a public sector equality duty, i.e. that all public bodies are under an obligation to have “due regard” to eliminating unlawful discrimination, advancing equality and fostering good relations in the contexts of age, disability, gender reassignment, (explicitly) pregnancy, and maternity, religion or belief and sexual orientation. The duty to have “due regard” involves the need to have due regard in particular to:


(i)
the need to remove or minimise disadvantages suffered by persons who share a protected characteristic


(ii)
the need to take steps to meet the needs of persons who share a protected characteristic which are different from the needs of others; and


(iii)
the need to encourage those who share a protected characteristic to participate in public life, or in any other activity in which participation by such persons is proportionately low.


The steps involved in meeting the needs of disabled persons include, in particular, needs which arise from their disabilities. These duties have been taken into account in formulating and recommending the proposed allocations scheme. 

8.3
The equality impacts of these proposals, potential mitigation measures and monitoring to establish and assess the extent of these impacts are set out in Appendix G which contains a more fully detailed Equalities Impact Assessment (EIA).
9.
Staffing Implications
9.1
  Extensive training on the Revised Housing Allocation Policy and Herts Choice Homes will be given to all Customer Service Centre and Housing staff.

10.
Communications and Website Implications

10.1
The revised Housing Allocation Policy and Herts Choice Homes has been and will continue to be extensively communicated/promoted.  The Council and the Herts Choice Homes partners have agreed a communication strategy.  Access to the Herts Choice Homes system will through a new web-based system.  There will be a link from the Council website to Herts Choice Homes

11.
Risk Management and Health & Safety Implications

11.1
The Council has agreed its risk management strategy which can be found on the website at http://www.threerivers.gov.uk.  In addition, the risks of the proposals in the report have also been assessed against the Council’s duties under Health and Safety legislation relating to employees, visitors and persons affected by our operations.  The risk management implications of this report are detailed below.

11.2
The subject of this report is covered by the  ASK   \* MERGEFORMAT Housing Service plan.  Any risks resulting from this report will be included in the risk register and, if necessary, managed within this plan.

11.3
The following table gives the risks if the recommendation(s) are agreed, together with a scored assessment of their impact and likelihood: 

	Description of Risk
	Impact
	Likelihood

	1
	If approved, the Council’s revised allocation policy could be challenged by any applicant perceived to be adversely affected by the changes
	I           
	E


11.4

The following table gives the risks that would exist if the recommendation is rejected, together with a scored assessment of their impact and likelihood:

	Description of Risk
	Impact
	Likelihood

	2
	Delay may occur in the implementation of the updating the Herts Choice Homes Choice Based Letting IT CBL system and incur cost of administering housing application where applicant have no prospect of being housed.


	II
	E

	3
	Failure to amend or update the Council’s Housing Allocation Policy in light of recent legislation, local demographic changes and Government guidance could leave the Council open to legal challenge.


	II
	D


11.5
Of the risks detailed above none is already managed within a service plan.

11.6
The above risks are plotted on the matrix below depending on the scored assessments of impact and likelihood, detailed definitions of which are included in the risk management strategy. The Council has determined its aversion to risk and is prepared to tolerate risks where the combination of impact and likelihood are plotted in the shaded area of the matrix. The remaining risks require a treatment plan. 
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11.7
In the officers’ opinion none of the new risks above, were they to come about, would seriously prejudice the achievement of the Strategic Plan and are therefore operational risks.  The effectiveness of treatment plans are reviewed by the Audit Committee annually.

12.  
Recommendation

That the Committee recommends to the Executive Committee as follows:-

12.1
That the feedback from the consultation exercises on the amendments to the  Housing Allocation Policy, including Main Consultation findings at Appendices B to F and the Council’s response to the consultation are noted.

12.2
That the detailed amendments to the Housing Allocation Policy  (contained in Appendix A)  with the key bulleted features below are approved and implemented from 1 December 2012.

· only applicants with five years’ continual residence or close family resident in the district for least 10 year at the time of application will be eligible to join the housing register
· homeless applicants who do not meet the Council’s Local Connection criteria will normally only be offered housing in the private sector.

· homeless applicants retain a time limit for bidding, but this is reduced to 4 weeks and will normally be offered accommodation in the private sector or social housing where this is suitable and available.
· discontinue the general housing register for new applicants to Band E (no recognised housing need).  
· new applicants to the houisng register with equity or captial of £16,000 or a total household income of £35,000 will trigger a financial assessment to determine their eligiblity to join the register based on their means and individual circumstance.
· Award additional priority – 12 month backdating of applicants priority date, where they meet the the criteria for HM Forces, Employment or Volunteering (community contribution)

· HM Forces who meet the criteria will be awarded additional priority by being placed in  Band C, and be exempt from the criteria on local connection but must have been resident in the district for at least 12 months prior to enlisting.

· applicants who are living in social housing and under-occupying by one or more bedrooms will now all be awarded Band B, ‘Very High Housing Need’.

· cease awarding the cumulative preference for all categories. 

· It is proposed that all amendments  to allocations policy take effect from 1 December 2012
12.3
That delegated authority be granted to the Director of Community and Environmental Services in consultation with the Portfolio Holder for the Environment, if minor amendments are required to the policy 


Report prepared by:
   Nyack Semelo-Shaw, Head of Housing.

Data Quality


Data sources:


 ASK   \* MERGEFORMAT Locata Choice Based Letting System

Data checked by:  ASK   \* MERGEFORMAT Nyack Semelo-Shaw, Head of Housing

Data rating: 

	1
	Poor
	

	2
	Sufficient
	(

	3
	High
	



Background Papers


DCLG  Allocation of accommodation: guidance for local housing authorities in England


APPENDICES / ATTACHMENTS


Appendix A.  Amendments  to the Housing Allocation Policy  

Appendix B   The results of the on-line survey

Appendix C   Feedback from public consultation meetings 

Appendix D   Feedback from the Homeless Forum


Appendix E   Feedback from Focus Groups


Appendix F   Feedback from Registered Providers and Stakeholder


Appendix G   Equality Impact Assessment 

\\trdclgfs01\group share\committee & dmu\executive\ex 2012\2012 09 03 ex agenda drafts\12 09 03 ex i - (7a) allocations policy.doc

