WEXFORD COUNTY COUNCIL

Allocation Scheme For Social Housing 2011
PART 1 - INTRODUCTION

The Scheme incorporates the provision of Section 22 of the Housing (Miscellaneous Provisions) Act, 2009.

The Scheme will come into operation on the 13th July 2011.
Interpretation

“application area” and “area of choice” have the meanings assigned to them by Regulation 3 of the Social Housing Assessment Regulation 2011 (S.I. No. 84 of 2011);

“bid dwelling” means a dwelling that a housing authority has designated for choice-based letting;

“choice-based letting” means the procedure set out in the Regulations Social Housing S.I. 198 of (2011) 6 to 11 for determining the individual households that will be considered for the allocation of a bid dwelling;

“functional area” shall be construed within the meaning of section 23(2) of the Act of 1992;

“qualified household” means a household, other than a household referred to in Section 20(9) of the Act of 2009, that is assessed under section 20 of the said Act as being qualified for social housing support from the housing authority concerned;  and

“the Act of 2009” means the Housing (Miscellaneous Provisions) Act 2009 (No. 22 of 2009).

PART 2. PRIORITY SCHEME

1. This Scheme sets out the order of priority for the Allocations of Social Housing support in terms of dwellings or categories of dwellings to households or particular classes of household whose need for accommodation has been approved in accordance with the criteria set out in the Social Housing Assessment Regulations (S.I. 84 of 2011 & S.I. 136 of 2011).  The Scheme applies to all dwellings owned or under the control of Wexford County Council including leased dwellings and dwellings subject to the rental accommodation scheme and dwellings provided by approved housing bodies with exchequer funding.

2. Subject to the forgoing paragraphs the following order of priorities will apply:-

 (a)  First priority shall be given to applicants who are living in accommodation that is dangerous or materially unsuitable to such a degree that there is, in the opinion of the Local Authority, a serious and immediate risk to their health and safety by their continued occupation thereof.

(b)  Second priority shall be given to applicants who are in need of alternative accommodation on very serious or exceptional medical grounds including severe physical or mental disability where the allocation of social housing will improve the quality of living of that applicant.

(c)  Third priority shall be given to applicants who are deemed to be homeless under Section 2 of the Housing Act 1988. Normally applicants in this category will be offered accommodation in the homeless facilities in the County while their application for housing is being assessed and will then be accommodated in the private rented sector when approved for re-housing.

(d)  Fourth priority shall be given to applicants who are living in conditions of severe overcrowding

(e) Fifth priority shall be given to persons who are young persons leaving institutional care and without family accommodation.

(f)    Sixth priority shall be given to persons who are in the opinion of the local authority not reasonably able to meet the cost of the accommodation which they are occupying or to obtain suitable affordable alternative accommodation.

(g)  Seventh priority shall be given to persons who are elderly i.e. persons aged 65 and over and who are capable of independent living and who are not eligible under any of the categories listed above.

(h)  Eighth priority shall be given to persons with a disability and who are capable of independent living and are not eligible under any of the categories listed above.

 (i)  Ninth priority shall be given to members of the Traveller community who are ineligible under any of the categories listed above.

(j)  Tenth priority shall be given to persons who are sharing accommodation with another person and who in the opinion of the Local Authority have a reasonable requirement for separate accommodation.

(k)  Eleventh priority shall be given to applicants on grounds of insecurity of tenure “Insecurity of Tenure” is defined as an applicant who is residing in private accommodation and who is receiving rent supplement and has been issued with a Notice to Quit by their landlord.  

(l)  The Council will have regard to the period of time an applicant has been approved for housing and will make allocations on this basis as per the order of priorities as set out ion this scheme.

(m)  Nothing in this scheme shall operate to prevent the Housing Authority based on its discretion from allocating a dwelling to a person whose case is unique and has been examined on its own merits.

Part 3 – MISCELLANEOUS CONDITIONS

Allocation of Rental Accommodation Properties

1. Not withstanding the above priorities special provision to warrant a departure from these priorities may apply to the allocation of dwellings to rent supplement households under RAS subject to the following conditions.

(a) First priority will be given to applicants in receipt of rent supplement in existing private rented accommodation compliant with the relevant planning, building and private rented standards and where the landlord is agreeable to enter into a RAS contract.

(b) Second priority shall be given to applicants in receipt of rent supplement and who are approved housing applicants.

2. The Council may have regard to the period of time an applicant has been approved for housing or the special circumstances applying to an applicant and may make a letting to that person not withstanding the order of priority as set out in this scheme.

3. Wexford Local Authorities may decide from time to time to set aside a number of properties in a particular scheme to a particular category or categories of applicant.

(a) Single person households Wexford County Council will normally reserve 25% of vacancies arising in 2no. bedroom properties for this category of applicant 

(b) Emergencies

(c) Older persons

(d) Persons who are homeless

(e) Persons with disabilities/special needs

(f) Travellers.

Wexford Local Authorities have adopted a Traveller Accommodation Programme under the requirements of the Housing (Traveller Accommodation) Act 1998.

The Programme includes a number of housing options for fulfilling the accommodation needs of Travellers including the allocation of social housing units, and this scheme shall apply to the housing of Travellers in the same manner as to other categories of applicant.

4. CHOICE BASED LETTINGS

Wexford County Council may from time to time make provision for the allocation of particular properties under a choice based letting, as part of this allocation scheme, whereby approved applicants may apply for tenancies in designated properties.

5.    EMERGENCY ACCOMMODATION

Where the need for accommodation of any person arises from an   emergency, including homelessness or domestic violence, the Authority may make a letting to that person as it considers necessary, notwithstanding any order or priorities set out in Part 2 of this Allocation Scheme.  In dealing with persons who are homeless due regard shall be had to the Homelessness Action Plan adopted by the Local Authorities.

6   DISREGARDING ACCOMMODATION

In applying the terms of this Scheme to a person, the Authority may disregard the accommodation that the person is occupying where the Authority has reason to believe he/she has deliberately or without good and sufficient reason, done or failed to do anything (other than an action or omission in good faith) in consequence of which the accommodation he/she is occupying is less suitable for his/her adequate housing than other accommodation which it would have been, or would be, reasonable for him/her to occupy.

7. ALLOCATION OF DWELLINGS TO COMMUNITY GROUPS ETC.
      In the interest of good estate management, or in order to facilitate or 

      promote the implementation of  policies on Tenant Participation in estate

management, the Local Authority may, as it thinks fit, allocate any    dwelling to an approved residents association, community group, or other voluntary or statutory agency in order to facilitate that group in furthering its aims and objectives and in carrying out various activities for the benefit of the  residents generally in the estate.

8. ANTI-SOCIAL BEHAVIOUR  AND SQUATTING
Under the provisions of Section 14 of the Housing (Miscellaneous Provision) Act, 1997, the Local Authority may refuse to make or defer the making of a letting of a dwelling to a person where the Authority considers that the person or any other person who may intend to reside with them, is or has been engaged in serious anti-social behaviour, or that a letting to that person would not be in the interest of good estate management.

For this purpose anti-social behaviour shall be as defined in the Wexford Local Authorities Strategy on Anti-Social Behaviour and where the making of a letting is deferred, such deferral shall continue until such time as the Local Authority is reasonably satisfied that that anti-social behaviour is unlikely to re-occur in the future.

Any person who illegally occupies a Local Authority dwelling will not be considered for an allocation of that or any other dwelling unless and until the occupied dwelling is surrendered to the Local Authority in the same condition as existed prior to the illegal occupation.  Any person who breaks this rule will be permanently removed from the Housing list.

9. Wexford Local Authorities reserve the right to refuse consideration of an application where false or misleading information is supplied.

10. PRE-TENANCY TRAINING

Attendance at a successful completion of pre-tenancy courses is a requirement for all allocations including both parties in the case of joint applicants.

11. GOOD ESTATE MANAGEMENT

In the interest of good estate management the local authority will have regard to the need to sustain a balanced community.

12. Wexford County Council will endeavour to investigate each applicant’s previous housing history and reserves the right to seek all relevant information from other Local Authorities and approved housing bodies and statutory bodies such as H.S.E., Gardai with particular reference to Anti-Social Behaviour.

13. The making of an allocation scheme is a reserved function of the Council but the housing authority must comply with any direction or regulation as may be specified by the Minister in relation to amending an allocation scheme.      

14. Each applicant approved for social housing support shall be advised of the Council’s allocation scheme.

15. Any applicant who is aggrieved by the Council’s decision has the right to appeal within 20 working days of the Council’s decision.

PART IV – REFUSAL OF OFFER OF ACCOMMODATION   

1. In the event of  refusal of 2 reasonable offers of social housing (Local Authority Stock, dwellings under RAS, leased properties or an approved Housing Body) (over a 12 month period commencing on date of first refusal) and within areas of choice, the Local Authority will suspend an application for 12 months commencing on the date of second refusal.  During this suspension period no allocation of social housing support will be made and the period shall be disregarded in calculating the period of time on the list.

Two refusals will also mean that a household may lose rent supplement.

The offers of accommodation will be counted across an application area, meaning that applicant refusals will count in all authorities where they have specified an area of choice.

The refusal of an offer made under choice-based letting shall be disregarded as a refusal for the purpose of the refusals policy.

PART V – TRANSFER POLICY 

It is the policy of Wexford County Council to ensure that housing stock (all types) is used to its optimum capacity.

Towards this end, Wexford County Council may give favourable consideration to application for transfer from one Local Authority dwelling to another where such transfer would relieve serious overcrowding, under occupancy, in a dwelling or relieve a serious medical condition.

The provision of Part 2 shall not preclude Wexford County Council from considering application for transfers from existing tenants of Local Authorities, approved housing bodies or RAS tenants.  The following order of priorities shall apply:-

· First priority shall be given to cases of serious overcrowding and/or medical grounds such that the allocation of alternative social housing support would improve the living conditions of the tenants.

· Second priority shall be given to transfers which in the opinion of the Local Authority will create vacancies required by the Council for re- letting to meet the special need category household types.

· Third priority shall be given to older persons wishing to surrender family type accommodation to move to specific smaller older person’s accommodation.

· Fourth priority shall be given to tenants of leased RAS houses seeking a transfer to avail of Incremental Purchase Scheme on Social Housing.  The following factors will be taken into account in prioritising RAS transfers – condition of current accommodation, length of time in RAS, period of time remaining on the RAS Contract, maintenance of rent account and length of time on the transfer list.

Applications not falling into the above categories will have a low priority and will be considered on their merits.

MUTUAL EXCHANGES

Wexford County Council  will be prepared to accommodate applications for mutual exchanges of tenancies between two tenants (including exchanges from one Local Authority area/Voluntary Body to another) provided the following conditions are met in the case of each tenant:-

(a) satisfactory tenancy record with no arrears of rent or other charges

(b) no verified instances of anti-social behaviour in previous 5 years

                (c) house maintained in a satisfactory condition in accordance with 

                    the terms of the Tenancy Agreement and Tenancy Hand Book

(d) house to which transfer is taking place is adequate in size layout

and standard of accommodation for each applicant dependants.

(e) Each tenant agrees in writing to accept the other house in its 

     present condition in as far as any works or maintenance required 

     is the responsibility of the tenant in accordance with (c) above.  

SUCCESSION TO TENANCY

Where a tenant dies or leaves a dwelling, a member of the tenant’s family, being over the ago of 18, who is in need of accommodation will be entitled to succeed to the tenancy (where there is no remaining joint tenant) provided that Wexford County Council is satisfied that such member was bona fide ordinarily resident in the dwelling with the deceased or departed tenant prior to and up to the time of death or departure.  Other than in exceptional circumstances the minimum period of residency required will be twelve months and have been declared for rent purposes for at least 12 months.

This entitlement will not apply where Wexford County Council is satisfied that the applicant for succession deliberately took up occupation in the dwelling for the sole or principal purpose of obtaining the tenancy in these circumstances.  Wexford County Council will make whatever enquiries are necessary to verify any particulars furnished in support of an application for succession including reference to rent assessment forms or other particulars submitted by the previous tenant.
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