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It’s not just about the bricks




Allocations policy
Broadacres owns over 5000 properties within the areas covered by:

Darlington Borough Council

Durham County Council

East Riding of Yorkshire Council

Hambleton District Council*

Harrogate Borough Council

Richmondshire District Council*

Ryedale District Council*

Scarborough Borough Council*

Selby District Council*

We are a partner, together with the local authorities marked * above, in North Yorkshire Home Choice. We have adopted the North Yorkshire Home Choice common allocation policy. This policy outlines specific additional criteria:

· On eligibility, due to our charitable status.
· On allocations which are not made through North Yorkshire Home Choice and where the general principles of the North Yorkshire policy are not applied.

This policy does not cover allocations to properties let at intermediate, sub-market or market rent.

Eligibility
Broadacres has charitable status which means that applicants must meet certain criteria in order to be eligible to be allocated one of our properties.

These criteria are:

· they are aged 16 or over and are having difficulty finding or sustaining suitable accommodation because of their financial circumstances;or

· they are aged 65 or over and  need accommodation that has been specifically designated for this age group; or
· they need specifically designed or adapted accommodation because of a mental or physical need and are unable to buy or rent such a property within their needs; or

· they need supported accommodation; or

· they are an existing tenant of Broadacres.
Further details about these criteria are provided below.

Financial circumstances

Applicants can only be allocated accommodation if they do not have the resources to obtain accommodation on the open market which meets their reasonable housing needs.  We have set general levels of income and assets based on the private rented market in the local authority areas where we have property.  Annex A gives the current figures.  However, we reserve the right to carry out further investigations into an applicant’s financial status in order to determine whether they are a proper charitable beneficiary.

16 and 17 year olds
We will only make an allocation to a 16 or 17 year old if:

· they are not a ‘looked after’ child as defined by section 20 of the Children’s Act 1989; or

· they have an identified trustee who can hold any tenancy on their behalf until the age of 18.  (Trustees can be a person or an organisation and will not have a financial liability); and

· they have an appropriate support package or have been assessed as being able to sustain a tenancy.

Accommodation for those 65 or over

We have designated certain accommodation which is particularly suitable for those aged 65 or over due to its design, facilities and closeness to amenities.  Applicants who need such accommodation for reasons such as their health and wellbeing; under occupancy or financial hardship will not normally need to meet the financial criteria outlined in Annex A.  However, if the applicant already owns a property we reserve the right to carry out further investigations into whether the applicant can meet their needs from their own resources.

Accommodation designated for this age group may also be allocated to younger people if, because of their health and wellbeing, they particular need the facilities of this type of accommodation.

Specially designed or adapted accommodation

If applicants have special needs and their own home cannot be adapted to meet those needs they will not normally need to meet the financial criteria outlined in Annex A.  However, if the applicant already owns a property we reserve the right to carry out further investigations into whether the applicant can meet their needs from their own resources.

Owners
If an applicant currently owns or jointly owns a property they will not normally be eligible to be allocated one of our properties unless they are aged 65 or over or need specially designed or adapted accommodation, as outlined above.  However, in 

certain exceptional circumstances we may be able to consider such an applicant.  Such circumstances are:

· Severe financial hardship – for example, if repossession is imminent.

· Relationship breakdown – if the applicant has left the property and would be determined to be statutorily homeless.

· Overcrowding – if the applicant is unable to sell the home they own due to market conditions/negative equity and purchase a suitably sized property.

· Health and well being – if the applicant has a serious and enduring illness which makes it impossible for them to live in the home they own.

· Other cases of exceptional proven hardship. 

In all cases evidence of the applicant’s circumstances and that rehousing is the only option will be required from appropriate agencies.  We may also require the applicant to have an affordability assessment undertaken by our Debt and Welfare Benefit Advisors.  We will only grant an assured shorthold tenancy until the applicant has sold their own property.

Supported accommodation

We have a number of schemes such as extra care, sheltered, a women’s refuge, and schemes for people with learning disabilities or mental health problems. Applicants for these schemes must need the support provided and will undergo a separate support assessment. 
Existing tenants

Existing tenants will not normally be allowed to move if they are currently in breach of their tenancy conditions, such as owing money, engaging in antisocial behaviour or failing to look after their home. These may only be overlooked in exceptional circumstances, such as where a move is required because the safety of the tenant is at risk or alternative accommodation is required to enable the tenant to continue to live independently.
Staff, board members and their close relatives

Staff, board members and their close relatives will be considered in the same way as all other applicants.  However, in order to ensure probity:

· all applicants must declare any such status or relationship;and 
· the applicant/relative of the applicant must not influence the allocation process; and 
· any allocation will be approved by a senior member of staff;and
· any allocation will be included in the register of payments and benefits.

Applicants who are not eligible

Some applicants may not be eligible to be allocated a property because:

· they owe money to ourselves or other landlords and have not made or are not maintaining an appropriate agreement to repay;or
· they have breached the terms of a current or previous tenancy such as causing antisocial behaviour; or
· they have been violent or threatened violence towards staff, board members or contractors working for Broadacres or other agencies;or
· they have an unspent criminal conviction which may threaten the stability of a community.

We will take into account individual circumstances in making any decision not to allocate a property.  If an applicant is allocated a property with outstanding debts to another landlord, we may initially only give an assured shorthold tenancy whilst the applicant maintains an agreement to repay the arrears. 

Waiting list

We will not normally hold our own waiting list.  In addition to North Yorkshire Home Choice we also participate in other choice based lettings schemes: Compass which covers the Tees Valley including Darlington; and Durham Key Choice which covers County Durham.

In the areas where choice based lettings schemes exist, applicants will register and bid for our properties which will be advertised through the scheme.  In those local authority areas where there is no choice based lettings scheme applicants will register with the local authority who will then nominate applicants to Broadacres.
Allocation of properties

In the local authority areas covered by North Yorkshire Home Choice we will allocate our properties according to the common allocation policy.

In other local authority areas, the local authorities have nomination rights to a certain percentage of our properties.  We will aim to have nomination agreements with these local authorities which set out the principles and procedures for the nomination rights.  However, in accordance with section 170 of the Housing Act 1996 allocations will be made, subject to the eligibility outlined in this policy, in accordance with the local authority’s allocation scheme (or that adopted by the choice based letting scheme).

In these areas we will also normally allocate properties over and above the nominations rights percentage in accordance with the local authority’s or choice based lettings scheme, but reserve the right to allocate the properties to other applicants.  If this is the case the properties will be allocated in accordance with the North Yorkshire common allocation policy.

Size and type of accommodation offered

Annex B shows the size of property that we will usually offer based on the household composition.

Verification of circumstances

We will verify applicant’s circumstances prior to making them an offer.  This will usually include a home visit undertaken by ourselves or an agency acting on our behalf.
We will also seek references from current or former landlords and make enquiries with other agencies, as required.

Mutual exchanges
We will consider requests from tenants to exchange their home with another tenant of Broadacres or another housing association or local authority.  Incoming tenants will need to meet the eligibility criteria of this policy.  A separate policy covers mutual exchanges in more detail.
Local lettings initiatives

We may adopt a local lettings initiative for a defined area or group of properties.  A local lettings initiative is time limited and is introduced to take account of local circumstances.  Examples of this may be the initial letting of a new housing development to ensure a balanced and sustainable community or to address problems of antisocial behaviour in an area.  Annex C lists current initiatives.

Section 106 & planning conditions

Certain properties are covered by section 106 agreements or other planning conditions. Some agreements specify a minimum age. Other agreements initially restrict offers to applicants with a local connection to the area. The local connection is defined in different ways and is specific to the property.  We will let our properties in accordance with such agreements.

Succession and assignments
We may allow an existing occupier to succeed, take over the tenancy or become a joint tenant of the property that they currently live in.  Other than the statutory right of succession (to a spouse or civil partner where there hasn’t already been a succession) any person who is allocated a tenancy in this way must meet our eligibility criteria.  A separate policy covers succession and assignments in more detail.
Equality and Diversity

We will not treat any person (or group of people) applying for housing less favourably than any other person (or group of people) because of their sex, sexuality, marital status, responsibilities for dependants, race, colour, nationality, ethnic origin, religion or faith, political beliefs, age, social class, disability, or unrelated criminal convictions.
Review procedure

Any applicant who believes their application has not been dealt with in accordance with our policy can request a review of the decision.  This will be undertaken by a member of staff more senior to the person who made the original decision.  If they remain dissatisfied they can seek a further review through the North Yorkshire Application Review Panel, if applicable, or by following our complaints procedure.  We will advise the applicant of the correct procedure to follow.

Annex A

Financial criteria 
Applicants will not be eligible to be considered for a property if a combination of their income and savings/equity means they could afford to rent or buy a property on the open market, other than the exceptions outlined in this policy. 

The figures below are used as a guide for assessing eligibility, but we reserve the right to carry out detailed investigations into an applicant’s circumstances.
We will assess an applicant’s income and assets at the time that we offer a property, taking into account the maximum size of property that they are eligible for.

In Hambleton, Harrogate, Richmondshire, Ryedale, Scarborough, Selby, East Riding of Yorkshire. 
Gross household income (income before deductions of tax etc) must normally be below the following limits
	Property size

	1 Bed
	2 Bed
	3 Bed
	4 Bed

	£23,000
	£30,000
	£35,000
	£45,000


In Darlington and County Durham.
	Property size

	1 Bed
	2 Bed
	3 Bed
	4 Bed

	£22,000
	£25,000
	£30,000
	£40,000


In addition, savings or assets must be below £20,000.
Annex B

Guide to the size of property offered.
The table shows the size of properties that applicants will normally be offered based on their household composition.  However flexibility will be used as follows:

· Single people and couples may be offered 3 bedroom properties above ground floor.

· If the size of the bedrooms are particularly large or small.

· If there is a health need for a member of the household to have their own room.

· If the applicant requests smaller accommodation and it will not result in overcrowding.
In cases of joint custody of a child or children only in exceptional circumstances, such as where children have special needs, or if there is little demand will we offer a property of a size that allows children who already have an existing home with one parent to be provided with another to live with the other parent.
	
	Bedsit/ Studio
	1      bedroom   property
	2 bedroom property
	3 bedroom property
	4 bedroomproperty

	One adult.
	(
	(
	(
	
	

	Two adults.
	
	(
	(
	
	

	Three adults.
	
	
	(
	(
	

	One / Two adults with one child.
	
	
	(
	(
	

	One / Two adults with 2 children, both the same sex or both aged under 9.
	
	
	(
	(
	

	One / Two adults with 2 children of different sexes, one aged 9 years or over.
	
	
	
	(
	

	One / Two adults with 3 children
	
	
	
	(
	        

	One / Two adults with 4 children
	
	
	
	(
	(

	One / Two adults with 5+ children
	
	
	
	
	(


.
Annex C

Local lettings initiatives

	Scheme
	Criteria
	Period

	Various bungalows that are more difficult to let to applicants 65+ due to their location or design.


	We may set a minimum age limit to ensure a sustainable community with existing older residents.
	To be kept under review in the light of turnover of existing residents.
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