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Salford City Council's review of its allocations policy

Salford City Council’s vision for housing is .. a future where people see Salford as a great place to live. A place where you can find a choice of popular homes in desirable locations, served by excellent housing services.

What are we doing?

Salford City Council intends to implement Choice Based Lettings (CBL). 

Under this system, people looking for affordable housing to rent in Salford (homeseekers), are expected to bid for the right to become the tenant of a property they want to live in.

This method of allocating social housing represents a significant change from the systems that most homeseekers and housing service providers are familiar. 

To accommodate choice-based lettings, the council has changed some of the rules that it uses to manage allocations (including the allocations policy; the nominations agreement with housing associations; the joint referral agreement, and; local lettings policies).
The council is investigating the possibility of including in the choice-based lettings service, homes owned by housing associations, private landlords and other local authorities in Greater Manchester. This would give homeseekers a much wider range of properties from which to choose.

Why are we doing it?

The Government’s view is that increased involvement in the lettings process and greater choice about their future home, can have significant impacts on community cohesion. To test this view, the government commissioned pilot studies to look at different ways of introducing choice in the allocations process. The findings show that even though finding a home meant more work for individuals, most people in the pilot studies were very positive because they were able to choose the type and location of the home they wanted to live in. The government has since announced that by 2010, it expects local authorities to have introduced choice-based lettings. 

Salford City Council is changing the way it delivers services. Its Think Customer programme puts the customer at the heart of its service delivery strategy and promises more freedom for customers when accessing services. Choice-based lettings embraces the Think Customer agenda. It enables homeseekers to access the housing service at a time and place of their choosing and the opportunity to be specific about the type of home they want to live in and where they want this home to be.

Who will be involved in doing it?

The project is managed by the Community Housing Development Team.  People who use or provide a lettings service in the Salford including tenants, lessees, voluntary agencies, government agencies, elected members, housing associations, customers, other council departments, and contractors are being asked their views to help make sure the new lettings service meets the needs and expectations Salford’s diverse communities.

When will it be done by?

The Council intends to introduce choice-based lettings by March 2006. To meet this challenging deadline, a draft-revised policy will be available by end April and full consultation will take place between May and July 2005. 

How can I get involved?

In order to make sure the new service is a success, the council is meeting and discussing its plans at various meetings and planned events around the city. There will also be a seminar in July. There is also a website where you can read what other people think and make your views known to us.

If you cannot attend any of our organised events, we would welcome and comments, suggestions or questions about choice-based lettings and the new allocations policy to be sent to:

	Patricia Nunn on 0161 922 8754 or at  patricia.nunn@salford.gov.uk
Community Housing Development Team, Crompton House, 100 Chorley Road, Swinton. M27 6ES


Summary of key points in Allocations Policy

The revised policy will;

· be needs driven but no more waiting time credit 

· continue to protect the interests of vulnerable homeseekers 

· be simple to understand and operate 

· balance housing need against customer aspirations


· be transparent for homeseekers 

· introduce greater choice and participation in allocations process

· be fairer and minimise queue jumping


· retain positive benefits of community lets and specialist accommodation

· be used to allocate all vacant social rented housing 

· see homeseekers choose their own home rather than wait for offer

Balancing housing need

Under the new policy:

· there are 4 needs groups


A
clearance; regeneration

B
statutory homeless; urgent medical cases; ‘tradedowns’; multiple needs


C
all homeseekers with housing need and local connection


D
all other homeseekers on the housing register
· priority within group based on registration date 

· non priority homeseekers helped to investigate alternative housing options

· vacant properties randomly assigned to a group known as preferred bid group
· anyone can bid for property but preference is given to preferred bidders
· homeseekers in preferred bidding group have preference over other bidders



· vacant properties advertised for a 1 week period – this is the bidding cycle

· homeseekers express their interest in any vacant property – this expression of interest is known as a bid

· properties must be viewed before final offer of allocation

· most homeseekers will need ID and 2 references 

· the outcome of all lettings will be advertised on the scheme to ensure transparency


1.0
Housing allocations policy
1.1
The policy in context
In the housing green paper 'quality and choice: a decent home for all' - April 2000, the government expressed the view that greater involvement and choice for households seeking social housing would have a significant impact on community cohesion . The Office Of The Deputy Prime Minister (ODPM) funded pilot studies examining alternative ways of introducing choice into housing allocations. An evaluation of the findings has resulted in an announcement by the ODPM, that by 2010, all local authorities will have introduced choice-based lettings. 
Through its Think Customer programme, the council is redesigning services to place customers at the heart of its service delivery strategy. My Home provides greater access and choice for housing customers about the level and quality of service they receive. Choice-based lettings embraces Think Customer and shares the commitment to delivering a modern lettings service meeting customer expectations.
The audit commission’s inspection of Salford’s housing services and New Prospect Housing Ltd in 2003 recommended a revision of the council’s allocations policy and the introduction of a choice-based lettings system. 
The council’s revised allocations policy is the result of collaboration between stakeholders and housing partners in the city including tenants & residents, community groups, housing associations, voluntary agencies, new prospect housing ltd, specialist housing organisations and city council members and staff. 
The allocations policy has been developed to secure the following outcomes:
· simplicity, transparency and ease of access 
· choice, fairness and increased customer involvement
· better information and prospects advice for customers
· a balance between housing need and customer expectations
· protecting the housing interests of those in greatest need for housing
· a quality lettings service based on equality and diversity
3.2
Salford’s housing register
The council’s housing register is the main tool for allocating social housing in Salford. Homeseekers wishing to rent a home from the council or a registered social landlord (RSL), are advised to join the council’s housing register. 
The council is investigating the possibility of an allocations service that covers Greater Manchester. However, until such a service is introduced, preference for housing will continue to be given to homeseekers with a local connection to Salford. A local connection means that homeseekers:
· have lived here for at least a year, or
· have permanent paid employment in the area, or 
· have adult relatives who have lived in the city for at least 5 years 
3.2.1
Updating the register

The housing register is reviewed each year to make sure it remains relevant and balances housing need against customer expectations. Homeseekers are required to confirm their continued membership of the housing register and update their details with changed circumstances that might affect their housing priority. By not doing so, homeseekers run the risk of their membership being suspended. 

3.2.2
Who can join the register

The register is open to anyone who;
· is 18 years of age or older, and ;
· has the right to reside in the United Kingdom, and; 
· has not been suspended from Salford’s City Council’s housing register, the housing register of its housing partners in the city or another local authority’s housing register.
Although young adults (16 or 17 years old) can join the register, they will not usually be considered for allocations until their 18th birthday except:
i. young people leaving care who have been accommodated by the Local Authority and are seeking their own tenancy. Under the Priority Rehousing Scheme established in 1995, these young people will be assisted to live semi-independently
ii. teenage parents and expectant lone parents under 18. Accommodation offered to these young people will normally take the form of semi-independent accommodation with support. The council’s supported tenancy team, teenage pregnancy team, social services and other stakeholders will work to create the environment to help the homeseeker sustain their tenancy
iii
homeless people between 16-17 years old will be assessed by the homeless & housing advice section. Qualifying young homeless people will be evaluated by the supported tenancies team. The council encourages all vulnerable homeless people between 16-17 years old to accept housing support especially in the early period of their tenancy.
3.2.3
Who cannot join the register 

By law, certain households cannot go on the register, including:
a) households subject to immigration control, including asylum seekers (there are a few exceptions to this rule and the Council would need to look into each case on merit)
b) households who have come from abroad and do not qualify for public funds (e.g. social security benefits)
Additionally, the allocation of accommodation code of guidance for local housing authorities – November 2002 stipulates that homeseekers who would otherwise qualify for housing can be treated as ineligible by the Council on the grounds of unacceptable behaviour. The main grounds given for such action are:
· rent due not paid
· obligation of the tenancy broken or not performed
· tenant or person residing with or visiting them is guilty of conduct causing nuisance or annoyance to another in the locality
· tenant, co-resident or visitor has been convicted of an arrest-able offence in the locality or using the house for illegal or immoral purposes
· property condition
· inducing the granting of a tenancy by a false statement
3.2.4
How to join the register

To join the housing register, homeseekers need to enrol. This can be done at designated service points over the telephone or face-2-face. 
Eventually, the council anticipates making it possible for homeseekers to enrol:
· via digital television
· at specially installed kiosks in public libraries
· over the internet/intranet
In most circumstances, information provided at enrolment will be used to establish housing priority. However, there will be times when homeseekers will need to provide additional information before housing priority can be confirmed. Where this is the case, the homeseeker’s membership may be deferred pending receipt of the outstanding information. Deferred members will not normally be considered for allocations. 
For certain types of housing priority, the council requires detailed assessments to be undertaken. Appropriate arrangements will be made with these members or their representatives to carry out such assessments. Homeseekers can not be considered for additional priority until these assessments have been completed.
3.2.5
ID Verification 

Before an offer of accommodation is made, the council and its housing partners will want to satisfy themselves that information provided by homeseekers accurately reflects their housing circumstances. In most cases, this verification process will be carried out shortly before a final offer of accommodation is made. 
3.2.6
References

New members to the housing register will need to provide 2 references that demonstrate their ability to pay their rent and how well they have conducted any previous tenancy held by them. References will not normally be accepted from friends or family members. Homeseekers without  suitable references will not be considered for allocations.
A limited number of homeseekers (including homeless persons) may not have to provide references. 
3.3
Accommodation available through the scheme 
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The figure below shows the stock of housing managed on the council’s behalf by New Prospect Housing Limited (NPHL). It consist of bungalows; houses; high, medium and low rise flats, and; maisonettes. 
All council owned accommodation will be allocated using the provisions of this allocation policy. 
Each property in the scheme is classed as being suitable for special needs or general need.

3.3.1 Special needs homes. The Council caters for 2 main types of special needs homes. A property will be deemed as suitable special needs housing if:
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it has physical adaptations that makes it suitable for people with a disability
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it has attributes or special management arrangements that makes it suitable as elderly or sheltered accommodation
3.3.2 Homes for people with a disability
These properties are usually purpose built or specially adapted for use by disabled persons. When these properties become vacant, they are ring-fenced to households needing the specialised facilities offered by the property, regardless of the priority of other homeseekers. However, where there is little interest, the council may choose to make these properties available for general purpose lets. 
Occasionally, properties become vacant that may be suitable for adaptation for a homeseeker with a disability. The council reserves the right to exclude these properties from general purpose lettings pending a decision on their future use by the accessible accommodations coordinator.
Households seeking specialist accommodation will be assessed by the special needs housing assessment panel to ascertain eligibility as defined in the special needs housing policy. 
Properties for older persons takes the form of either sheltered housing or age-restricted blocks for older persons. Sheltered housing units have been specially designed with the needs of older people in mind and are usually flats or bungalows in individual units or part of a scheme. 
Sheltered accommodation is let to older people (over 55 years of age) who have support needs which are met by a warden or the care-on-call service. 
On joining the scheme, elderly homeseekers are asked to indicate whether they wish to be considered for sheltered accommodation. If so, a separate assessment is undertaken to establish eligibility. 
Sheltered housing is also available to people under 55 years of age with disabilities (physical or other) who have support needs and a support plan. The support needs will be  met by a warden or the care-on-call service and will promote the individual’s need to live independently. 
Sheltered housing excludes extra care sheltered housing which has its own selection process. Sheltered homes will not be made available for general purpose lets. 

Other age-restricted elderly properties are let through local lettings arrangements. In the first instance they will be reserved for homeseekers meeting age criteria. If there is insufficient interest from this age-group, these properties can be made available for general purpose lets.
3.3.4
General needs homes 
In recent years, there has been a marked increase in demand for social housing in Salford. The council has examined various options for increasing supply to meet the demand including making certain categories of properties [e.g. multi-storey and high-rise units] accessible to families.
3.3.5
Accessing housing association homes - the nominations agreement

In 1992, the council and its housing associations partners pledged to work together to provide the best possible housing provision for the people of Salford. This pledge is formally recognised by the city council and registered social landlords (RSLs) as the nominations agreement.
Under the nominations agreement, the council is able to nominate homeseekers from its housing register to every other vacant housing association property. Although most registered social landlords have different lettings & eligibility criteria for allocating their properties, properties to which the council has nomination rights are normally let in accordance with the council’s allocations policies.
3.3.6
Furnished homes
The council has a number of furnished homes available for letting to homeseekers who request it and for other homeseekers who require furnished accommodation as part of an overall support package to help them sustain their tenancy. 
An additional charge is made to cover the cost of providing and maintaining furniture. The amount charged reflects the type and amount of furniture provided. Properties that is being let as furnished accommodation will be clearly identified.
3.4
Types of lettings not made through the scheme

Below are the limited number of lettings that the council has agreed will be made outside the scope of choice-based lettings. 
Succession – If the tenant of a council owned property, other people living in the property may have a legal right to take over the tenancy, this is called succession. Once the right to succeed has been established, the council would not normally advertise the property through the CBL.
Assignment of tenancy – this occurs when a tenant exchanges their home with someone else, where a court order is obtained for a tenant or a partner to leave the property or where a tenant assigns their tenancy to another person who would qualify to succeed to the tenancy. 
Prior to any change in tenancy details, it is necessary to obtain the written permission of the city council (or agents authorised to act on its behalf). The person wishing to gain the tenancy will have to provide evidence to show that they have lived continuously with the tenant for at least twelve months. Although consent will not be unreasonably withheld, the council will want to satisfy itself about the suitability of the tenant for the property in question. Full qualifying details for succeeding and assigning tenancies can be found on the council’s website at ***.
3.5
Housing need and priority
Demand for affordable housing continues to outstrip the number of properties the council has available and unfortunately, this means not everyone on the housing register will be able to find a home. The council prioritises allocations of its vacant properties to homeseekers in the greatest need. This system of prioritisation is reviewed annually by customers, council members, housing managers, RSLs and voluntary groups to ensure it remains relevant and balances housing needs against customer expectations.

When a homeseeker enrols on the housing register, the information they provide (and any follow-up assessment that might be necessary) is used to work out the size of property needed and a relative need for housing of each homeseeker. This determines which of the four housing priority groups a homeseeker’s household ends up in. For simplicity, these priority groups are referred to as groups A, B, C and D. 
3.5.1
Group A 
This group caters for homeseekers whose current home is required to assist regeneration/urban renewal initiatives. The priority will normally be awarded once a council decision has been taken to decant these residents from their homes. 
This group will also include a very limited number of statutory homeless households who qualify for additional preference above that accorded to other homeless households as amended by the Homelessness Act 2002. 
3.5.2
Group B 
This group caters for:
[image: image3.png]



households accepted as statutory homeless under the provision of the Homelessness Act 2002 – acceptance is conditional on a separate assessment by housing advisors. Currently, the council aims to carry out these assessments within 33 days.
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children leaving care - after an assessment of their suitability for housing by Salford Social Services under the priority rehousing scheme established in 1995 
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homeseekers assessed (by the medical assessment panel) as having a medical condition(s) that is exacerbated by remaining in their current property
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households in high demand properties who are willing to move to lesser demand properties e.g. moving from a 4 bedroom house to a 2 bedroom flat
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homeseekers with multiple or overlapping needs – qualification?
 
3.5.3
Group C
This group provides for homeseekers on the register who have a local connection and housing need. It includes but is not exclusive to homeseekers who:
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require accommodation closer to family or friends to give/receive support 
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lack certain amenities e.g. cold water supply; hot water supply; inside toilet; bath/shower; electricity; or where dampness prevents use of a bedroom or living room
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share certain facilities e.g. kitchen, bathroom or water closet (WC)
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have minor medical needs and do not qualify for urgent housing priority 
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are found to be homeless but do not meet the priority criteria of statutory homeless 
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live in temporary insecure accommodation and may include lodgers; tied tenants; armed forces personnel; hostel resident; hotel or B&B residents; prison inmates
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have child(ren) under 16 years of age and live in medium/high rise accommodation above 3rd floor level
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have fewer bedrooms than their household requires according to the bedroom standard. As a guide, a home is not considered overcrowded if: 
· two children under the age of five years, irrespective of sex, share a double bedroom
· two persons living together as a couple share a double bedroom
· two persons of the same sex, with an age difference less than 16 years share a double bedroom
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     have other social needs including
· households living apart due to lack of suitably sized property
3.5.4
Group D
This caters for homeseekers classed as having no housing need either because they are adequately housed or have no local connection.
3.5.5
Priority within groups



Priority within each group is determined by registration date or date the housing priority is awarded. The information provided by homeseekers will determine the accommodation size and type that best meets their requirements. 


All partners organisations using the council’s choice-based letting scheme will use a common approach to awarding housing priority. In this way, regardless of where the homeseeker joins the register, their housing priority will be determined in a consistent manner enabling them to be placed in the appropriate priority group. 
3.5.6
Transfers 


Existing tenants joining the housing register are subject to the same needs criteria as other homeseekers. However, where existing council tenants live in a home that is in high demand and are prepared to move to properties in lesser demand, they may be given additional priority.
Where council tenants are deemed to be adequately housed they will be placed in Group D. A proportion of vacant properties will be available to these homeseekers so they have an equal opportunity to find properties meeting their requirements. 
3.5.7
Exchanges 


The lettings service will incorporate an on-line home exchange service where tenants (council, RSL and private landlord) can register their desire to exchange their home with other tenants. This service will be linked to Move UK (formerly HEMS) which helps people who wish to move for the purpose of work or to be close to relatives to give/receive support.
3.6
Prospects advice
On joining the register, homeseekers will normally be at the bottom of their housing queue. As priority within groups is determined by date order, homeseekers will have a good indication of how long they can expect to wait for suitable accommodation. Homeseekers are reminded that their chances of finding a home are determined by the property they are bidding for and the number of other bidders.  
Homeseekers accessing the system directly will have the opportunity to check on their personal situation and check progress. At regular intervals, homeseekers will be advised of progress and alternative housing options that might be available to them. This will be especially useful for homeseekers in priority groups C and D where  other housing options e.g. low-cost home ownership or mutual exchanges may be a more realistic housing solution.
Although homeseekers will be asked to indicate their area of choice, they can express an interest in any property anywhere in the city. The council feels this will encourage homeseekers to become actively involved in choosing where they live. 
3.7
Getting a home
The council’s think customer programme is designing council services around the needs of customers. After significant consultation with customers, housing partners and government agencies, there is consensus that the council’s proposals for choice greatly increases customer involvement in the allocations process and marks a significant improvement on the traditional offer-based allocations system. 
Feedback from the government’s CBL pilots suggests that customers welcome the transparency of CBL and, even though CBL requires more work on their part, customers consider the benefits are worth the extra effort. It is the council’s intention that in time, all affordable vacant homes in Salford (including housing association and private sector homes) will be let through choice-based lettings arrangements.
3.7.1
Bidding

Homeseekers are expected to actively look for and express their interest in vacant properties that they want to live in. This expression of interest is known as a ‘bid’. With the exception of a very limited number of properties (see section **), bidding will occur for all vacant properties. Bidding will be carried out in cycles that last for an advertised period (one week unless otherwise stated). 
As long as the bidding cycle is open, homeseekers can bid for any vacant property. In some instances, where a significant number of customers are bidding for a property, customers with little chance of success may be advised to consider alternative properties where their chances of success are greater. 

3.7.2
Preferred bid group

To council believes that homeseekers from each of the 4 housing priority groups (see section 3.5) should have the opportunity to bid successfully for a home. To achieve this, each of the 4 priority groups will be guaranteed a proportion of vacant properties each year. The proportion of properties going to each of the priority groups may vary depending supply/demand factors and the council’s lettings plan. 
Once a property becomes vacant, it is automatically assigned to one of the 4 housing priority groups. The group the property is assigned becomes the preferred bid group. Although homeseekers can bid for any vacant property, preference for each property will be given to bids from the preferred bid group regardless of the priority of other bidders.
3.7.3
Selecting successful customers 

At the end of the bidding cycle, a shortlist of homeseeker is generated. The shortlist will comprise bidders from the preferred bid group (or bidders with the highest priority where there are not enough bidders from the preferred bid group).
Shortlisted homeseekers are invited to pre-allocation interviews so that outstanding documentation can be checked and to give the customer an opportunity to view the property. All customers are required to view the property before a final offer of the allocation can be made. 
After the viewing has been completed, the property will be allocated to the bidder form the preferred bid group with the highest priority subject to verification of housing circumstances and, if necessary, 2 acceptable references.

If no-one from the preferred bid group wants or qualifies for the property, then the property will be allocated to the bidder with the highest priority.
Each of the housing partners using the council’s choice-based lettings scheme will generate their own shortlist and manage pre-allocations administration. Whilst this may mean a slightly different procedure, the outcome in terms of selecting successful customers should be the same. 
3.7.4
Discharge of duty

The Council encourages all homeseekers to make full use of the flexibility offered through choice for finding a home. However, the council also has to balance choice to customers against a requirement to reduce the number of households in temporary accommodation. Where a homeless households fails to bid for suitable properties that become available, the council reserves the right to discharge its legal duty by making a bid on behalf of that homeless household. If the offer is refused, the priority will be removed and the homeseeker treated in accordance with the homeless policy.  

3.7.5
Community lettings arrangements

The Council recognises the many benefits community letting arrangements have brought to previously difficult to manage properties and estates. The council will seek to integrate local lettings arrangements into the choice-based lettings scheme. However, these localised lettings arrangements will only be retained if they help to deliver strategic housing priorities and where they meet equality and diversity objectives.
3.7.6
Emergency housing

On occasions, empty properties may be required to provide housing to tenants or lodgers who have lost their homes in an emergency situation e.g. severe fire or flooding. In such circumstances, it might be necessary to bypass the normal allocations process. When this situation arises, a full report will be made to the group manager for authorisation prior to the offer being made. If authorised, the vacant property will appear in the scheme but bids will not be invited for the property.
3.8 Monitoring the policy
Responsibility for implementation of the council’s allocations policy rests with the head of the city council’s housing service. The policy will be operated by new prospect housing limited and registered social landlords on behalf of the city council. 
The council is committed to delivering integrated housing services so everyone who lives, works or visits the city is able to receive a service that meets their requirements and provides a truly good experience. To do this, the council is committed to ensuring the allocations caters for the rich diversity of ethnicities, cultures and lifestyles that exists in the city.
The allocations policy will be regularly monitored by the city council’s lead member for housing services. Monitoring reports will be prepared by the head of housing services for cabinet, scrutiny committees and partnership board meetings. Monitoring reports will provide comparative analysis over time periods and different types of organisations and will examine operation of the housing register and outcomes against expectations for different groups.
Information gathered from monitoring reports and system audits will be used to inform the annual review of the allocations policy.
Regular management report will identify homeseeker not making bids. This will enable appropriate actions to ensure vulnerable groups have the necessary support and encouragement to find a housing solutions. 
3.9
Appeals
Allocations policy questionnaire

Responding to this questionnaire

A.
You do not need to respond to all the questions. However, it would help our analysis if you used the questions (or question numbers) as headings to your answers. 

B.
The issues raised are not intended to cover the entire policy so if there are other issues that you wish to raise, please feel free to do so.

C.
It would be helpful if your responses were kept brief - this will help when they are being collated

D.
Whilst hard copy responses are welcome, we would prefer comments to be sent by email where possible – you can find an electronic version of this document at [web address]

E.
The City Council may make your responses available for publication unless you specifically request otherwise


Section 1
The allocations policy

	Q1.1
Is the policy sufficiently comprehensive to meet requirements of homeseekers and housing providers?

Q1.2
Does the policy provide sufficient choice for all customers?

Q1.3
Do you have any suggestions for improving the policy?

Q1.4
How useful do you think the policy will be in making a difference to the lives of people who live and want to live in the city? 


Section 2 - The Housing Register (section 3.2 of the main document)

The  housing register is the main tool for allocating social housing in Salford. All homeseekers are encouraged to join the council’s housing register. 

The register is open to adults over 18 years old who;

· have the right to reside in the United Kingdom, and;

· are not currently suspended from the council’s housing register or that of its housing partners

The council is working to establish a common housing register with the intention that housing providers will use the housing register to allocate rented affordable housing in the city.

Homeseekers can use a variety of methods to get on the housing register. This could include digital television, specially installed kiosks at various locations across the city or over the internet/intranet. 

Homeseekers will also be able to enrol over the telephone and face to face at designated council service points.

	Q2.1
Is the policy clear about the role of the housing register and how homeseekers can enroll on the housing register?

Q2.2
Is the policy clear about who can join the register and who can not join the register

Q2.3
In you view, is the housing register accessible to all homeseekers 

Q2.4
In your opinion, what other methods of accessing the service should the council consider?

Q2.4
What else needs to be included in the policy to ensure vulnerable persons and persons most in need are able to join the register

Q2.5
Is there a conflict by enabling access to the register for private landlords and registered social landlords?

Q2.6
At what stage of the process should a id verification be undertaken

Q2.7 
What are your chief concerns about joining a common housing register


Section 3 - Balancing housing needs (section 3.3 and 3.5 of main document)

The council prioritises allocations to homeseekers into 4 housing needs priority groups referred to as groups A, B, C and D. 

Group A for homeseekers affected by regeneration/urban renewal initiatives. 

Group B for what the council deems urgent housing priority including homelessness and in discharging its duties under corporate parenting

Group C for all other homeseekers with local connection and housing need

Group D for everyone else

Priority within each group is determined by registration date or date the housing priority is awarded

Local lettings arrangements have traditionally brought many benefits to previously difficult to manage properties and estates. The council believes there is still a role for similar arrangements that make positive contributions to achieving the Council’s housing objectives. Local letting arrangements are subject to diversity impact assessments and will be administered through the scheme. 

To help establish sustainable communities, a proportion of vacant properties will be assigned to each of the housing priority groups. Preference for each vacant property is given to homeseekers in the housing priority group to which it has been assigned.

The council monitors the proportions of lets needed for each priority group for an effective lettings plan.

	Q3.1
Do the housing needs groups adequately cater for all the different levels of housing priority

Q3.2
Is there enough distinction made between the needs groups

Q3.3
What, in your view, constitutes an adequate proportion of annual lettings that should go to each of the housing priority groups?

Q3.4
Does the policy take sufficient account of the Lambeth Judgment  on multiple and overlapping need? If not, how would you like the policy to be adapted to address this gap? 
Q3.5
Is there a role in choice-based lettings for local lettings policies and if so, what is that role?

Q3.6
Do the council’s proposals achieve a good balance between choice for homeseekers and promoting balanced communities. 

Q3.7
Is there justification in making properties available to homeseekers with no housing need above homeseekers who may be homeless?


Section 4 - Getting a home (section 3.7 of main document)

The council is adopting an allocations process that puts the onus on homeseekers to find a home that meets their requirements. In common with many choice based schemes, vacant properties will be advertised for a fixed period so homeseekers can bid for a home of their choosing. 

Properties will be advertised for a 1 week period.

On submitting a bid, homeseekers will know their position in the queue for each property they are bidding for. Homeseekers are restricted to 4 bids in any one cycle.

Although anyone can bid for any property, preference will be given to bids from the preferred bid group regardless of the priority of other bidders. If no-one from the preferred bid group wants or qualifies for the property, then the property will be allocated to the bidder with the highest priority.

Where properties have been through CBL and are not let, they will be advertised on a first come, first serve basis – housing conditions may still apply to such lets.

	Q4.1
What issues are posed by the proposed bidding cycle of 1 week

Q4.2
Does the proposed bidding system adequately for vulnerable groups?

Q4.3
To what extent will the proposed system of preferred bidding help to prevent queue jumping?

Q4.4
Do you think the council should have a common allocations policy with other social housing providers in the city?

Q4.5
Under what circumstances would your organisation be prepared to adopt common allocations policies with the local authority and other social housing providers?


Section 5 - Partnership working

The common housing register will provide housing providers with access to a larger pool of homeseekers. It will provide homeseekers with a larger pool of properties for which they can bid. It will begin to harmonise housing need criteria.

The council is working to establish a common housing register with the intention that housing providers will use the housing register to allocate rented affordable housing in the city.

The Council has revised its nominations agreement and its joint referral agreement with stakeholders and has embedded these agreements into the allocations policy & process.

The Council intends to introduce a centralised ID verification and housing referencing agency and will provide this service to RSLs and private landlords for a fee. 

	Q5.1
How closely does the council’s allocations policy align with those of your service? What are the more significant variations?

Q5.2
What operational difficulties does the proposed allocations policy pose for your service and users?

Q5.3
How will the council’s allocation policy impact on your ability to deliver common objectives?

Q5.4
What, if any, reservations do you have about information sharing protocols to enable the council and its housing partners to exchange information relevant to managing the allocations service? (this may include central ID verification and referencing, sharing information about criminality or anti-social behaviour, risk potential)

Q5.5
What can the council do to make your organisation more likely to participate in a common housing register?


Section 6 - Customer focus

The proposed choice-based lettings scheme complements the council’s Think Customer agenda by firmly placing the customer at the heart of service delivery. 

The proposed arrangements for allocations provides greater access and choice for housing customers regarding the levels and quality of service they receive. Choice-based lettings enables customers to access the housing service at a time and place of their choosing. It offers customers the opportunity to find a home in an area they want to live in.

Each homeseekers will have their own website and can amend their details as necessary. There is the facility to customise and save searches and have system prompts for when suitable properties are available.

Each decision taken is reported back through the scheme to ensure transparency and accountability. The system places especial emphasis on a quality service based on equality & diversity.

	Q6.1
Is the policy  relatively simple to understand and use for homeseekers?

Q6.2
 What checks would you like to see put in place to assist homeseekers enrolling ‘on-line’?

Q6.3
What equality & diversity issues are posed by the policy and are these adequately addressed within the policy?

Q6.4
Does the policy adequately provide for tenants wishing to transfer to alternative social housing?

Q6.5
What more needs to be done to ensure appropriate support for vulnerable households

Q6.6
How well does the policy protect the rights of homeseekers against those of the housing providers?
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