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	Introduction

Seven Locks Housing (SLH) is committed, as far as possible, to give choice to every eligible applicant in relation to accommodation. To achieve this and broaden the options for our customers, SLH work in partnership with Harborough District Council’s Choice Based Lettings system – Harborough Home Search (HHS). From January 2011 this service was extended to include the Leicestershire Sub-regional area.

Working in partnership regionally promotes greater choice by giving customers the option to consider opportunities for bidding on a small percentage of property around the Leicestershire area.


	Context: Statute, Regulation and Guidance

Seven Locks will manage its housing stock in line with the requirements of the Tenant Services Authority and related regulations and legislation.
Listed below are the key Acts to be acknowledged.

· Equalities Act 2010

· Housing Act 1996
· Housing Corporation Regulatory Code 2002

· Data Protection Act 1998


	Objectives

The Company will ensure that we:
· make the best use of stock

· ensure equal and appropriate access

· deliver excellent levels of customer service
· ensure allocations are made effectively and fairly.

· work in partnership with organisations and agencies.
Charitable objectives.

As a registered charity, SLH will only allocate accommodation to prospective tenants in line with its charitable objectives. Seven Locks' charitable objects (as they relate to allocations) are to carry on for the benefit of the community, the industry business or trade of:-

· Providing homes or hostels and any associated amenities for persons in *necessitous circumstances upon terms appropriate to their means;

· Providing for elderly or chronically sick people or people with a disability (including mental, physical and learning or associated disabilities) in need thereof homes or hostels and any associated amenities specially designed or adapted to meet the disabilities and requirements of such persons.

Seven Locks Housing will allocate its properties on the basis of satisfaction of the charitable objects and joint guidance from the Tenancy Services Agency and Charity Commission.  In practice this means that Seven Locks Housing will carry out:-

· an assessment of an applicant's financial circumstances; and

· an assessment of the applicant's housing need and circumstances other than financial.

· The applicant's circumstances will be assessed, at the point of application, through a financial self declaration made as part of the application process.  The applicant will be expected to supply full information as to their financial and personal circumstances.

· In assessing whether an applicant qualifies under "necessitous circumstances", Seven Locks Housing will operate an Income and Capital Threshold Bar.

*necessitous = in need

	Operational Principles

Seven Locks Housing will work in partnership with other organisations to provide effective assistance for applicants who are seeking to move into a Seven Locks property.

Seven Locks Housing will respond to requests for succession, assignment and mutual exchange according to legislation and best practice. Operational procedures will detail the specific approach.

In letting its properties Seven locks Housing will take into account the following:

· giving applicants choice in their housing options
· keeping customers central

· sustainable communities

· providing a service that is equally accessible to all

· making the best use of existing housing stock

· being responsive to local issues

· minimising void turnaround time

· complying with the Regulatory Code and current legislation
Re-Housing Priorities

HHS will not normally accept applications from those applicants who have adequate financial resources to resolve their own housing needs.  Seven Locks will operate an Income and Capital Threshold Bar as set below (Restrictions and Exclusions).

Working in partnership with HHS, Seven Locks will seek to maintain a balance between the proportion of lettings made to homeless applicants, to those on the Housing Register and to those already living in its properties who need a transfer.

Vacant properties will be allocated by the matching priority issued by the HHS system. Seven Locks retains the right to undertake its own investigation of applicant circumstances and to refuse an applicant if there is evidence to suggest that one or more of the restrictions below applies, or misleading or false information has been given. Such a refusal will be supported by appropriate evidence and authorised by the Tenancy Services Manager and is subject to the right to appeal.
Applicants will be assessed by HHS from the information supplied on their application form, and placed in one of the bands to reflect their level of need.

1. Potential housing need category
2. Preference housing need category

3. Preference plus housing need category

4. Priority housing need category

Further details on the categories above are available on the HHS website www.harboroughhomes.org.uk
Allocations and Minors

The law states that people under the age of 18 years are unable to hold a tenancy because it is a legal interest in land. Seven Locks Housing only offers housing to anyone 18 years or over unless there are very exceptional circumstances where certain conditions are met with a guarantor and support package in place.
Application Process

Applications must be made through the Choice Based Lettings system.
Restrictions and Exclusions
Applicants or transfer tenants will not normally be offered a tenancy or rehousing with Seven Locks:

· Where the Income and Capital Threshold Bar applies to exclude an applicant;

· An individual or family which Seven Locks  or another landlord has evicted for serious breach of tenancy conditions e.g. anti-social behaviour or racial harassment within the last two years;

· An individual or family with support needs where a care package cannot be guaranteed at the new address (usually in the case of applicants with mental health problems, learning disabilities or drug/alcohol dependency) where Seven Locks is notified of this;

· A disabled or older person or couple whose needs cannot be met by the services available in the scheme with a vacancy;

· An individual or family who cannot demonstrate an ability to pay the Rent (this does not exclude applicants who are eligible to apply for Housing Benefit);

· Where it is formally disclosed that Seven Locks is assisting in the re-housing of a Schedule One Offender, Seven Locks will seek appropriate guidance and information from the Police, Social Services and the Probation Service as to the suitability of the accommodation that is to be offered.  In circumstances where it is judged that the accommodation is unsuitable, an offer of accommodation to that particular dwelling will not be made;

· Those who have voluntarily given up accommodation which they could have reasonably been expected to occupy;
· Those who owe any debts to Seven Locks Housing and/or rents to other landlords totalling in all more than £250

· Those  who owe any debts to Seven Locks Housing and/or rents to other landlords totalling in all not more than £250,   who do not have a current arrangement to repay the debt that has been sustained over at least 6 consecutive weeks

· Those who have been evicted within the last two years by a previous landlord for anti-social behaviour, nuisance or harassment or who were subject to legal proceedings for any of the above, prior to vacating the property;

· Those who have been evicted within the last two years by a previous landlord, or who were subject to legal proceedings prior to vacating the property as a result of any other serious breaches of a tenancy agreement, e.g. malicious damage to a dwelling;

· Those who have behaved and/or continue to behave in an anti-social manner or cause nuisance or harassment in their current or recent addresses to their neighbours or others in their locality

· Individuals (not-tenants) who within the last two years have been subject to legal proceedings by Seven Locks or another landlord for anti-social behaviour, nuisance, illegal occupation of property, harassment, malicious damage, theft or who have been cited in possession proceedings;

· Any individual known to have been found guilty of a criminal offence in respect of using, handling or distributing illegal drugs, threatening behaviour, assault, theft or criminal damage where the date of conviction is less than two years prior to the date of receipt of the housing application;

· Any individual who has been violent or aggressive to an employee of Seven Locks, another RSL or local authority landlord.  This is taken as an actual physical attack, serious verbal abuse or intimidating behaviour which has warranted a referral to the Police and/or has required an incident report to be completed.

The Income and Capital Threshold Bar

Except where there are exceptional circumstances, an applicant who has significant savings or other capital asset(s) such that they could secure their own suitable accommodation will not be eligible for rehousing by Seven Locks Housing.

An applicant will fall below the Income Bar if they are eligible for Housing Benefit and/or can demonstrate that their available income means that they cannot afford either to live in suitable private rented accommodation, buy accommodation of their own or suitable accommodation is not available to meet their needs outside the social sector.  "Available income" will be assessed by the following criteria:-

· the average income*;

· housing benefit eligibility tests;

· average rental outgoings*;

· cost of suitable private rented accommodation*;

· average household outgoings for a family of the applicant's size and circumstances*.

* All based on information gathered in the Harborough District Housing Needs Survey and updated as each Housing Needs Survey is completed or similar assessment for local housing information.

Exceptional Circumstances

Where an applicant has a significant capital asset which if released would enable the applicant to find their own suitable accommodation but cannot use the benefit of it, Seven Locks Housing may consider whether the applicant qualifies to be considered under exceptional circumstances.

Exceptional circumstances may include circumstances where the share in a jointly owned property is subject to a divorce settlement and cannot be realised until the children of the family are 18 years old.

The lower income threshold will still apply regardless of exceptional circumstances.  A low income for the purposes of charity law is generally one where after all the bills and usual expenses are paid, the applicant cannot afford the normal things in life which most people would take for granted (e.g. ability to replace worn out clothes, shoes, furniture, bedding, bus fares, school equipment, contents insurance, T.V. licence etc.).

Allocations to Employees and their Families

Employees and their families are entitled to apply for a Seven Locks Housing property in the same way as others. However prior to an allocation being made consideration will be given to section 9 of the Group Probity Policy.
Extra Care Scheme Allocations

Extra Care accommodation is allocated subject to specific care requirements relating to significant level of need for assessed care. SLH will consider referrals through a panel arrangement in conjunction with Leicestershire County Council

Sensitive Lettings

While all allocations need to be managed with sensitivity, it is anticipated that some allocations will be extremely sensitive due to the behaviour of previous residents or the specific circumstances of the immediate neighbours. From time to time Seven Locks Housing will need to make particularly sensitive lettings in order to ensure that future tenancies are sustainable and the local area has an opportunity to recover from previous difficulties. When a property is identified as in need of a sensitive let then the reasons for this will be clearly stated on the advert. Seven Locks Housing will refuse application matches that do not meet with requirements and, where appropriate, will work with Harborough Home Search to ensure the reasons for sensitivity are known.
Some sensitive lettings will take place through the management transfer process.

Under Occupation

Freeing up under-occupied property allows the association to manage and utilise the stock to its full potential. In turn this will support the partnership arrangement with the Local Authority to assist with their duty to accommodate homeless households.
Local Lettings Plan
From time to time Seven Locks Housing will consider the need for specific local arrangements which will aim to address very specific local / estate problems. Such arrangements will be part of a wider community action plan which will aim to address specific problems such as anti-social behaviour, high tenancy turnover rates or high void rates. As and when a local area or estate exhibits problems which could be addressed by varying the allocations policy then Seven Locks will consult with local residents and agree specific

plans with the Local Authority. Regular reviews will take place.
Difficult to Let Properties
Void properties will be defined as difficult to let if they meet any of the descriptions below:

· The property has been refused on 3different viewing sessions

· No suitable matches after 3 advert cycles
· The property is of a similar type and in a similar location to another property that was defined as hard to let in the previous six months

When a property is identified as difficult to let consideration will be given to the best way of allocating the property based on knowledge of local demand and previous experience. Harborough Home Search will be contacted to enable them to consider applicants who have requested similar properties to see if they would be willing to be considered for the vacancy. Local adverts, discussions with other housing associations and Local Authorities and any external schemes within the area will all be considered, together with other approaches such as allowing under occupation. If there is little prospect of the accommodation being accepted, the property will be referred to Asset Management for appraisal of the property with decommissioning, development potential or disposal being considered.

Garages
Seven Locks Housing will offer and let its garages and parking spaces using its operational procedure. All new garage tenants are required to pay their garage rent account by Direct Debit and are expected to maintain this method of payment throughout the tenancy term.



	Consultation

SLH Customer Panel, SLH relevant employees.


	Equality Impact Assessment

All Acclaim policies aim to address the general duty of the Equality Act 2010 to: eliminate unlawful discrimination, harassment and victimisation, advance equality of opportunity between different groups and foster good relations between different groups.
An Equality Impact Assessment conducted on 23 February 2011 identified potential areas of differential impact and the main stakeholders and beneficiaries of the policy.

Generally, positive outcomes were identified which is supported by Seven Locks Housing having up to date information of its customer profile. Areas where the Group considered that any negative impact would be mitigated by:

· Work with Support agencies and advocates of vulnerable applicants - Seven Locks Estate Management Strategy Action Plan has already identified work to ensure vulnerable applicants understand their tenancies appropriately.
· Increase the availability of adverts with ‘need to reach’ groups for communication support – working with sub regional choice based lettings and have requested equality impact assessment information.
· Choice Based Lettings system to be monitored to ensure it does not disadvantage or discriminate – regular reports from HHS
· Review the minimum age criteria for support schemes – to be completed in conjunction with scheme appraisals


	Monitoring

Monitoring information is reported to Board in quarterly and annual KPI’s.



	Other related SLH policies

· Probity Policy
· Older Persons Policy

· Assignment and Mutual Exchange Policy

· Succession Policy

· Lettable Standard Policy

· Asset Management Strategy


	Responsible Person/s

Head of Housing Services.


	Review Date

Every 3 years or on the introduction of new legislation or guidance.


	Implementation Date

17th November 2011.




Appendix A

The types of property an applicant may be offered

	Type of accommodation
	Single Person
	Single Person*
	Elderly Single Person
	Elderly Couple
	Couple
	Disabled Family@
	1 child family
	2 child family
	3 child family
	4 or 4+ child family

	Studio/flatlet
	√
	
	
	
	
	
	
	
	
	

	1 bedroom flat
	√
	√
	√
	√
	√
	
	
	
	
	

	1 bedroom house
	√
	√
	
	
	√
	
	
	
	
	

	1 bedroom bungalow
	
	
	√
	√
	
	
	
	
	
	

	2 bedroom flat
	
	√
	
	
	√
	
	√
	√
	
	

	2 bedroom house
	
	
	
	
	
	
	√
	√
	
	

	2 bedroom bungalow
	
	
	√
	√
	
	
	
	
	
	

	3 bedroom house
	
	
	
	
	
	
	
	√
	√
	√

	3 bedroom flat/maisonette
	
	
	
	
	
	
	
	√
	√
	√

	4 bed house
	
	
	
	
	
	
	
	
	
	√

	Lifetime/adapted property
	
	
	
	
	
	√
	
	
	
	

	Supported housing
	√
	√
	√
	√
	√
	√
	√
	√
	√
	√

	Designated elderly               Attached to or within the grounds of a sheltered scheme

	Studio flat
	
	
	√
	
	
	
	
	
	
	

	1 bedroom flat
	
	
	√
	√
	
	
	
	
	
	

	1 bedroom bungalow
	
	
	√
	√
	
	
	
	
	
	

	2 bedroom flat
	
	
	√
	√
	
	
	
	
	
	

	2 bedroom bungalow
	
	
	√
	√
	
	
	
	
	
	


*
Single person with children who do not live with them on a permanent basis

@
Would also be eligible for appropriate sized non adapted property
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Exceptions to the above:


Where there is no demand from the relevant household type the eligibility criteria will be relaxed in accordance with this policy.












