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Introduction

This policy explains how Golden Gates Housing lets homes owned by Warrington Borough Council. It takes effect from April2005
The policy explains:

· How to join the CHOOSEaHOME register

· Who can and cannot be considered

· How applicants can choose where they want to live

· Who can be considered for the different types of properties in order to make the best use of available housing

· How housing priority is awarded

The policy ensures fairness and accuracy by assessing all applicants in the same way.

From time to time special policies may be introduced to ensure that we make best use of the housing stock. For example: 

· If there is no waiting list for a particular type of property we may remove restrictions on the size of household who can be considered in order to let these more quickly. 
· Restricting bids to specific Bands due to high demand from homeless applicants.

· Restricting bids to certain applicants eg over 30’s, for specific property types 

· Changes to the Chooseahome assessment process 

Any such policies will be in writing and will be available to the public.
The policy will be reviewed regularly to make sure it continues to reflect the changing needs of our customers and to keep pace with changes in the supply of and demand for housing.  Customers, Councillors, Board Members and staff will be involved in any decisions to make major changes to the policy.
Please contact us if you have any queries or comments:

Golden Gates Housing Ltd

Bank House

Sankey Street

Warrington

WA1 1RH

Tel: 0800 25 26 27

Fax: 01925 456880

Email: ggdirect@goldengateshousing.org.uk
Throughout this policy the following terminology will be used:

GGH = Golden Gates Housing

WBC = Warrington Borough Council

CBL = Choice Based Lettings

Aims of this policy
· To ensure compliance with Housing Act 1996, Homelessness Act 2002 and Codes of Guidance

· To ensure those in greatest need are given preference for housing, reflecting the reasonable preference groups set out in the Act

· To help prevent homelessness

· To help promote safe and sustainable communities
· To ensure all sectors of the community have equal opportunity to bid for a decent home
· To empower CHOOSEaHOME applicants to make a genuine choice in their future home

· To make best use (GGH’s) accommodation
· To contribute to the GGH’s e-government objectives 

Objectives of this policy
· To ensure that the process of applying for a home is transparent and easily understood

· To contribute to the reduction in the number of empty homes and the length of time they are empty

· To ensure that applicants who present a risk to communities because of unacceptable behaviour are properly assessed
· To ensure the policy has flexibility to address issues specific to certain localities or housing demand
· To reduce the number of low demand properties

· To demonstrate accurate levels of demand for individual areas and property types

· To ensure overcrowded households in social housing are given priority in order to release smaller properties for other households in need

· To ensure priority is given to social housing tenants living in family housing which is too big for their needs in order to release properties for other households in need

· To give preference to applicants who fall into the statutory preference categories

· To give additional preference to applicants who fall within the reasonable preference categories and who have urgent housing needs

Section 1 – Background

1.1
How we developed this policy

This policy has been developed in response to the introduction of our Choice Based Lettings scheme called CHOOSEaHOME. The scheme is explained in the following pages.

While developing this policy, the following legislation and guidance has been followed: 

· Housing Act 1996
· Homelessness Act 2002
· Office of the Deputy Prime Minister’s (ODPM) Code of Guidance on the allocation of accommodation 
· Civil Partnerships Act 2004
During the last six months, staff from WBC and GGH have:
· Taken membership of the CBL North Benchmarking group

· Made best practice comparisons with 2 and 3 star ALMO’s.
· Sought the views of Elected Members
· Consulted with CHOOSEaHOME applicants 
· Consulted with GGH tenants
· Consulted with the Warrington Federation of Tenant & Residents Associations 
· Held a stakeholders seminar 
· Consulted with the GGH Board 
· Consulted with THE Housing & Urban Renewal Portfolio holder 
1.2
What is Choice Based Lettings and CHOOSEaHOME?
Choice Based Lettings (CBL) is a system for the letting of housing. It enables applicants to have a greater role in deciding where they wish to live and where they want to move. It also allows GGH to manage varying levels of demand for homes across areas and between different property types. 
CBL involves an applicant making an application and an assessment of the application. With CBL the emphasis is placed on the applicant to seek properties which are available and that they are eligible for. This is achieved by the applicant responding to adverts placed by the housing provider. This is called “bidding”.  Once the closing date for bids has been reached an offer is made to the applicant with the highest priority.

The advantages of CBL are as follows: 
· It gives the applicant a greater influence over where they wish to live

· It gives the applicant a chance to bid for homes they really wish to live in.
· It reduces bureaucracy

· The system is easier to understand and easier to explain to customers

· It reduces the number of properties which are turned down by applicants

· It can help to develop sustainable communities, as applicants will only bid for homes in the areas they wish to live in.

· It is a much more transparent way of lettings homes

· It has proven to be effective in other areas of the country.
CBL also places an obligation on the housing provider to provide information on the outcome of each home advertised. This will include information on the number of bidders, the length of time the successful bidder had been on the waiting list and the type of applicant whose bid was successful.

All councils in England and Wales are being encouraged by the Government to adopt CBL. The Government’s target is for all councils to operate CBL by 2010.
As well as CBL, the Government also wishes to see simpler and less complex Housing Allocations Policies so housing applicants are clear about the status of their application and their prospects for housing. They also want to offer housing applicants genuine choice and the ability to influence their future home. 

The name of our Choice Based Lettings scheme is CHOOSEaHOME and was launched in June 2003.
Section 2 – Access to housing

2.1
How to apply

Anyone wanting to be housed or re-housed first needs to apply to go on the CHOOSEaHOME register. An applicant can register by any of the following methods:-

· By telephone on 0800 25 26 27
· On our website www.chooseahome.org.uk
· By collecting a form from any housing office

Advice and information on CHOOSEaHOME is available:-
· By telephone on 0800 25 26 27

· By e-mail on ggdirect@goldengateshousing.org.uk
· At your nearest housing office
Help on alternative housing options is available from the WBC Housing Advice Centre:-
· By telephone on (01925) 246868

· By email on housingadvice@warrington.gov.uk

2.2    Equality and Diversity
WBC has an Equal Opportunities Policy to ensure that everyone has equal access to services and is not disadvantaged in any way.

We believe that everyone has the right to be treated with respect and have equal access to opportunities.  We are determined to address discrimination and promote equality and diversity in the provision of services and employment.
GGH also follows the Commission for Racial Equality Code of Practice in rented housing.  In addition we carried out an Equalities Impact Assessment on this Housing Allocation Policy in September 2005.
Information on equality and diversity such as ethnicity & disability is asked for as part of the allocation process. This information is used to monitor equality and diversity in the operation of the policy. The information is treated as confidential and will not affect how housing applications are dealt with.

2.3
Who does this policy apply to?

This policy applies to anyone who wants to be housed by GGH. This includes applicants who are already secure or introductory tenants of GGH.

The scheme does NOT apply to the following:-

Mutual exchanges – Council or RSL (Registered Social Landlord/Housing Association) tenants who exchange properties with each other, either within Warrington or between different boroughs.

Succession – where the secure tenant dies, the tenancy is a periodic one, and there is someone who qualifies for the tenancy by succession (Housing Act 1985, s.89) or where an introductory tenant dies and there is someone who qualifies to succeed (Housing Act 1996, s.133(2))

A secure tenant with a fixed term tenancy dies and the tenancy remains secure by virtue of the Housing Act 1985, s.90.
Assignment – where a secure tenancy is assigned by way of exchange under the Housing Act 1985, s.92 or if a secure or introductory tenancy is assigned to someone who would qualify to succeed to the tenancy if the secure/ introductory tenant died immediately before the assignment.

Court order - where a court orders a secure or introductory tenancy to be disposed of or transferred to someone else under:

· The Matrimonial Causes Act 1973, s.24 (property adjustment orders in connection with matrimonial proceedings)

· The Matrimonial and Family Proceedings Act 1984, s.17(1) (property adjustment orders after overseas divorce)

· The Children Act 1989, Schedule 1, paragraph 1 (orders for financial relief against parents).

Introductory tenancies - where an introductory tenancy becomes a secure tenancy

Compulsory Purchase - where the housing authority have a duty to provide suitable alternative accommodation for residential occupiers under the Land Compensation Act 1973, s.39

Defective dwelling house - where the housing authority grants a secure tenancy (under Housing Act 1985, s.554 or s.555) to a former owner occupier or statutory tenant of a defective dwelling house.

Evictions – Where a tenant is allowed to remain in their property on a non-secure tenancy or when moving from a non-secure to an introductory tenancy.

2.4
Who is eligible for housing?

The following is a list of people who are eligible for social rented housing. People who do not fall into one of these groups cannot be allocated housing in any circumstances. 

GGH may decide that a person in one of the eligible groups below is not suitable to be a tenant and may be excluded – see section 2.6 for further details.

Any person aged 16 or 17 who is homeless or a care leaver and is fully supported by WBC’s Children’s Services Directorate and who fall into anyone of the categories listed below.

Any person 18 years or older who fall into anyone of the categories listed below:- 
Existing social housing tenants
All existing secure and introductory tenants of a housing authority or assured tenants of accommodation allocated by the council (e.g. a nomination to an RSL)

British citizen/national 
Any person who is habitually resident in the Common Travel Area (CTA).

EEA nationals
Any person who is a national of any of the countries in the European Economic Area (EEA) and is habitually resident in the common travel area, or is a worker, or has a right to reside in the UK. 
Persons Subject To Immigration Control who have been:-
1. Granted refugee status.
2. Granted exceptional leave to remain, provided that there is no condition that they must maintain him/herself and dependants and should not rely on public funds
3. Granted indefinite leave to remain, provided they are habitually resident in the CTA and their leave to remain was not granted in the previous 5 years on the basis of a sponsorship given in relation to maintenance and accommodation (or if so, that their sponsor has died)

A citizen of a country that has ratified the European Convention on Social and Medical Assistance (ECSMA) or the European Social Charter (ESC) – providing they have leave to enter or remain in the UK (usually excludes Asylum seekers who have only “temporary admission”) and are habitually resident in the CTA
Nationals of A8 states
These are nationals from Poland, Lithuania, Estonia, Latvia, Slovenia, Slovakia, Hungary & the Czech Republic. These applicants will be treated based  on the current government guidelines.

2.5
Who is NOT eligible for housing?    

The following is a list of people that are not eligible for social rented housing, unless they are already an existing secure or introductory tenant of a local housing authority or an assured tenant of accommodation allocated to them by a housing authority.

· Asylum seekers

· People who have no recourse to public funds

· People who are not habitually resident in the common travel area

· People who are in the UK illegally/unlawfully or have overstayed leave 

· A sponsored person who has been in this country for less than 5 years and whose sponsor is still alive.

2.6
Who may be excluded from housing?

If an applicant is guilty of unacceptable behaviour serious, enough to make them unsuitable to be a tenant then they may be excluded from the CHOOSEaHOME register.

Unacceptable behaviour includes neighbour nuisance, anti-social behaviour and the non-payment of rent. 

The test of unacceptable behaviour is if the behaviour of the tenant or a member of the tenants family would have resulted GGH applying for a possession order under section 84 of the Housing Act 1985 in relation to any of the grounds in Part 1 of schedule 2. These grounds relate to behaviour likely to cause a nuisance or annoyance. 
How exclusion is assessed

· On receipt, all applications will be temporarily suspended to allow enquiries to be made
· All decisions on possible exclusion will be made within 28 days of the initial assessment of an application
· The applicant will be notified of any suspension and given reasons within 10 days of the decision
· Requests for references will be sent to previous landlords etc and checks made on any former tenancies
· If there is no evidence of unacceptable behaviour the application will be processed as normal 
· If there is evidence of unacceptable behaviour the applicant will be notified that exclusion from the CHOOSEaHOME register is being considered and given 28 days to provide any additional information to assist in the decision making. The application will remain suspended during this process.

· A housing manager will investigate further to establish the following:

· Is there hard evidence of the unacceptable behaviour rather than hearsay
· Is the unacceptable behaviour sufficient to meet one of the grounds for possession in Schedule 2 (part 1) of the Housing Act 1985
· If the ground is met, is the behaviour serious enough that the Court would have awarded a possession order if they had been a secure tenant (taking into account the balance between the interest of the applicant and that of the public).
· Was the behaviour within the applicant's control (if not then it should not be considered serious enough to make them unsuitable to be a tenant)
· Does their behaviour make them unsuitable to be a tenant both at the time of the behaviour and now. NB. The absence of bad behaviour will qualify as evidence that behaviour had improved.
· If there is not sufficient evidence to find that the applicant or a member of their family is unsuitable to be a tenant the application will be re-activated and the applicant informed in writing within 10 working days.

Refusing access to housing
· If there is sufficient evidence to find that the applicant or a member of their family is unsuitable to be a tenant then the application will be cancelled.

· The applicant will be notified of the decision, the reasons for it and their right to request a review of the decision (see section 2 of this policy). 

Removing Preference
Applicants who find themselves homeless as a result of exclusion from the CHOOSEaHOME register may contact WBC’s Housing Advice Centre:-

· By phone on (01925) 246868 

· In person at The Gateway on Sankey Street

2.7
Involvement of staff, board members and elected members.

In order to protect the confidentiality of an applicant’s personal details no member of GGH or WBC staff, GGH Board Member or elected member with whom they have declared a personal connection will be allowed any involvement in the processing of that application.

Any decisions made in respect of such an application will be verified by a GGH senior manager.
2.8   Applicants with debts to WBC, GGH & other landlords

Former Tenant Debts:
Debts up to £100

Applicants Band will not be affected provided that payments towards the debt are being maintained. 

Debts between £100-£500
Applicants will be placed in Band C, if they have a need for housing. If there is no need for housing they will be placed in Band D. Applicants with debts between £100-£500 will also not be awarded any additional preference therefore they will not be eligible to move into Band A or B. Payments towards the debt must be being maintained. 

Debts over £500

Applicants will be assessed individually for possible exclusion from the CHOOSEaHOME register on the basis of unacceptable behaviour and on the grounds that this behaviour  may have resulted in a suspended or possession order. The same procedure for investigation will apply as in section 2.6.

GGH Current Tenant Arrears:

Under 6 weeks net rent arrears

Applicants Band will not be affected provided that payments towards the arrears are being maintained. 

Over 6 weeks net rent arrears and under £500

Applicants will be placed in Band C, if they have a need for housing. If there is no need for housing they will be placed in Band D. Applicants will also not be awarded any additional preference therefore they will not be eligible to move into Band A or B. Payments towards the arrears must be being maintained. 

Rent Arrears over £500

Applicants will be assessed individually for possible exclusion from the CHOOSEaHOME register on the basis of unacceptable behaviour and on the grounds that this behaviour  may have resulted in a suspended or possession order. The same procedure for investigation will apply as in section 2.6.

2.9
Lettability

A GGH tenant whose home does not meet our criteria to allow a transfer to proceed will not be made any offers. This will be determined by a home visit prior to an offer being made.

During the home visit the following will be assessed on the following:
· Condition of internal decoration
· Cleanliness
· Condition of garden

· Outstanding repair items deemed to be the tenants responsibility

· DIY work not up the required standard.

· Any breaches of tenancy conditions 

The above will be confirmed in writing to the applicant.
GGH will consider overriding the lettabilty criteria in exceptional circumstances.
Band A applicants or tenants moving to bungalow or sheltered accommodation are not subject to meeting the lettability criteria.

2.10
Applicants financial resources

Applicants who have equity in a property greater than £ 70,000 will only be eligible for Band C, the lowest of the preference bands. Applicants in this band without such financial resources will receive priority, over those who have equity over £ 70,000.
2.11
Out of borough applicants

Priority for housing will be given to WBC residents or to those with a local connection.  Out of borough applicants will be placed in Band C, unless they have no housing need in which case they will be placed in Band D.

Applicants from outside Warrington will not be awarded additional preference therefore they will not be allowed into Bands A or B. They will also have less priority then other applicants in Band C, who have a local connection with Warrington. 

A local connection for the purpose of this policy is defined as one of the following:-
· Having lived in the WBC area for 3 years out of the past 5 years or 6 months out of the last 12 months
· Full time permanent paid employment in the WBC area, providing the applicants has done so for at least 6 months before applying to go onto the register 

· Close family associations in the WBC area ie parents and siblings or equivalent

· Other special reasons eg specialist hospital in WBC area 

2.12
Complaints
If a customer is unhappy with the service they receive or the service does not meet our published standards they may make a complaint to any officer at GGH.
If it is not possible to resolve the complaint on the spot or the customer is not satisfied with the response the complaint may then be entered into GGH’s formal complaints procedure.
Details on the GGH complaints procedure are available on request. 

2.13
Right to information 
The Freedom of Information Act 2000 makes it a requirement for every public authority to produce a Publication Scheme which sets out all the information it makes available to the public, and whether copies of that information are available free of charge.  The Publication Scheme includes information that WBC and GGH is legally obliged to publish and other voluntarily published documents.
The Scheme is also intended to assist in developing a culture in which openness and transparency are encouraged which supports the requirements of the Local Government Act 2000.

For more information on the Publication Scheme for GGH please write to:

The Publication Scheme Officer

Golden Gates Housing Ltd

Bank House 

Sankey Street

Warrington

WA1 1RH

2.14 
 Right to review

If under the Housing Act 1996, section 164(5), we have decided to cancel an application for housing or not  allow an applicant to appear on the CHOOSEaHOME register applicants have the right to ask for this decision to be reviewed. GGH have extended to right to review to all Chooseahome decisions under this policy. 
Applicants should ask for a review in writing and we must receive it within 21 days from the date on the original decision letter.

If applicants have special reasons for needing longer than 21 days, they should ask GGH to make an exception.

If applicants feel that they would not be able to explain their situation in writing they should ask for an interview with the reviewing officer instead.

Another person can speak or write to GGH on the applicants behalf.

If an applicant has told us that a WBC Directorate provide care or support, GGH will tell them what is happening with the CHOOSEaHOME application.

A GGH senior officer who was not involved in the original decision will carry out the review.

The reviewing officer will write to the applicant to ask for the reasons for requesting the review. The review will still be carried out even if you GGH don’t receive the reasons.

We will also ask if any new information is available that we may not have known about when we made the original decision.  The reviewing officer will then reconsider the application, taking account of all the information available on the day of the review.

GGH will inform applicants of our decision, in writing, within eight weeks of receiving the request for a review. In some complicated cases GGH may contact the applicant before then and ask for more time so that we can make sure that we have all of the information we need to make a decision.

A decision letter will be sent to explain the reasons for our decision.

Applicants do not have the right to ask for a review of a decision that was made at a previous review (Housing Act 1996 section 164(4)).

Applicants do not have a statutory right to a further review of the decision.

2.15
 The Local Government Ombudsman

The Local Government Ombudsman is an independent service run by central government to make sure that Local Authorities such as WBC and Arms Length Management Organisations (ALMO) such as GGH are providing the required standard of service to their customers.

The Ombudsman can investigate complaints about how GGH or WBC has done something but they cannot question what GGH or WBC has done simply because someone does not agree with it.

The Ombudsman will normally deal with a complaint if a customer feels they have been treated unfairly as a result of maladministration.
For example, if GGH have:
· Delayed taking action without good reason

· Taken into account facts which are not relevant or ignored facts which are relevant

· Not followed their own rules or complied with the law

· Not taken action that they had promised to

· Given a customer the wrong information

· Not reached a decision in the correct way

The Ombudsman will not normally investigate:

· Until after GGH have had the opportunity to review their decision (normally by going through the complaints process)

· Matters which have been, are, or could  be dealt with by the courts or separate appeal procedure (e.g. the review process detailed at 2.14)

· Matters which the customer was aware of more than twelve months before making the complaint

The aim of the Ombudsman is to have GGH put right any wrongs which may have been done to the complainant and to ensure that things are done right in the future.

All complaints to the Ombudsman must be in writing. Applicants can request assistance from their local Councillor or get another advocate to write on their behalf.

The contact details for the Ombudsman for the Cheshire area are:

Local Government Ombudsman

Beverley House

17 Shipton Road

York
YO30 5FZ
Tel: 01904 380200
Fax: 01904 380269
E-Mail: enquiries.york@lgo.org.uk
Section 3 – Housing need 

3.1
How housing need is assessed

The Government believes that allocation policies for social housing should provide choice for applicants wherever possible and still continue to meet housing need.

The statutory framework allows flexibility to create allocations policies that allow applicants more choice in where they live. 

However, preference must still be given to applicants who fall into one or more of the following groups:

· People who are homeless (within the meaning of Part 7 of the 1996 Housing Act as amended by the Homelessness Act 2002)
· People occupying unsanitary or overcrowded housing or otherwise living in unsatisfactory housing conditions

· People who need to move on medical or social grounds

· People who need to move to a particular locality in the district, where failure to move would cause hardship to themselves or others
Once an application has been received it will be placed in one of 4 bands depending on their housing need.

Each band will be organised in date order with the person who has been waiting longest at the top.

Applicants will be able to move between the bands, but the date they moved into each band will be the date which determines priority for housing.

3.2
Band A (urgent housing need)  
Applicants who have an urgent need for housing will be placed in this band. They will have the following circumstances:-
1. Homeless
Where WBC has accepted a duty to house.
2. Level 1 Medical Need. See section 3.7.
3. Level 1 Social Need. See section 3.8.
4. Adaptations
Applicant or household member requires significant disabled adaptations to meet their needs. 

or

Applicant or household member no longer requires disabled adaptations and are willing to move to a non-adapted home. 
5. Demolition or Compulsory Purchase Order (CPO)

Applicants property is subject to demolition or subject to a Compulsory Purchase Order for redevelopment.
6. Under occupation

Applicants who are under occupying a GGH 2,3,4 or 5 bedroom home and who are willing to move to a 1 or 2 bedroom flat or bungalow.
7. Statutorily Unfit
Applicants whose home is in disrepair and determined as statutorily unfit following an inspection by an officer from WBC. This only applies to private tenants or home owners.

Band A Time Limits

Applicants placed in Band A will be limited to a period of 3 months in this category. If an applicant with this status does not make bids or accept offers of accommodation for properties it would have been reasonable for them to bid for, they will have their status removed and placed in either Bands B or C. In very exceptional circumstances an applicant will be allowed to remain in Band A longer than 3 months. The decision to extend Band A status will be made by a manager and based on:-

· The number of properties that have been advertised during the 3 months

· The number of bids an applicant has made

· The number of offers made

· The number of offers refused which were suitable for the applicants needs. Suitability will be based upon size of property, type of property and location.

3.3
Band B (multiple housing need)
Applicants with multiple housing need will be placed in Band B if their circumstances reflect more than one of the factors listed below:
1. Overcrowding
Applicants who: 
· Do not have 1 bedroom for each adult, or
· Do not have 1 bedroom per couple, or

· Have more than 2 children sharing a bedroom, or
· Have 2 children of the opposite sex one of whom is over the age of 10 sharing a bedroom
2. Children in flats
Families with children aged under 16 living in a flat above ground floor
3. Elderly living in flats or maisonettes above ground floor with no lift
4. Insecurity of Tenure
Applicants who:

· Have no fixed address

· Are a Private Tenant or Home Owner who has been served with a repossession order

· Are a lodger who has been asked to leave

5. Shared facilities
An applicant who does not have, or has to share any of the following:

· Toilet

· Bath/shower

· Kitchen

· Hot water
6. Disrepair
Applicants whose home is in disrepair but not statutorily unfit will be visited by an officer from WBC to assess how serious the problem. If it is decided that the home is in a state of disrepair, priority will be awarded. This only applies to private tenants or home owners.

7. Financial hardship
lf the applicant’s current home is unaffordable and re-housing would improve the situation e.g. where there is evidence that the applicant does not have enough income to cover their essential outgoings and providing that all reasonable measures have been made to increase income or reduce outgoings. 
8. Level 3 medical need

9. Level 3 social need

Applicants with the following priority needs will be automatically placed Band B.

1. Level 2 Medical Need
2. Level 2 Social Need
3. Residents of hostels, supported housing or no fixed abode (NFA)

3.4   Band C (single housing need)
Applicants will be placed in this band if their circumstances meet one of the indicators listed in 3.3 
Applicants with the following priority needs will be automatically placed Band C..

1. Level 3 Medical Need
2. Level 3 Social Need 
The following applicants will be placed in Band C due to them not being eligible for additional preference. They will not receive priority above any of the above applicants within this band

1. Applicants with property equity over £ 70,000 

2. Out of borough applicants with no local connection
3.
 GGH tenants with arrears between £100-£500. 
4. Former tenants with debts over 6 weeks net rent arrears and under £500

3.5   
Band D (no housing need)
Applicants current housing is suitable for their needs, but they want to move

e.g. single person currently housed in one bedroom flat with a secure tenancy, family with one child housed in a 2 or 3 bedroom house with a secure tenancy
3.6
Property eligibility 
	Property Type
	Eligible Applicants primary
	Eligible Applicants secondary

	Sheltered 
	
	

	1 Bedroom
	Single person 60+ and retired
	None

	2 Bedroom
	Couple one 60+ one must be retired 
	Single person 60+ and retired

	Bungalow
	
	

	1 Bedroom
	1. Single person 60+ 

2. Couple 60+

3. Single person or couple under 60 one of whom must have a level 1 or 2 physical medical need.
	None

	2 Bedroom 
	1. Couple one 60+ with medical need for 2nd bedroom 

2. Single 60+ with need for a registered carer to stay overnight. 

3. Couple under 60 with a level 1 or 2 physical medical need and with a medical need for a 2nd bedroom. 

4. Single or couple 60+ with a child

4. Couple under 60 with a level 1 or 2 physical medical need with children
	1. Single person 60+. 

2. Couple 60+. 

3. Single person or couple under 60 one of whom must have a level 1 or 2 physical medical need.

	3 Bedroom
	1. Couple one 60+ with medical need for 2nd bedroom and with need for a registered carer to stay overnight. 

2. Couple under 60 with a level 1 or 2 physical medical need and with a medical need for a 2nd bedroom and with a need for a registered care to stay overnight. 

3. Single or couple 60+ with 2 children
4. Couple under 60 with a level 1 or 2 physical medical need with 2 children

5. Couple one 60+ or 2 adults 60+

6. Couple with 2 non dependants.
	1. Couple one 60+ with medical need for 2nd bedroom. 

2. Single 60+ with need for a registered carer to stay overnight. 

3. Couple under 60 with a level 1 or 2 physical medical need and with a medical need for a 2nd bedroom. 

4. Single or couple 60+ with a child

5. Couple under 60 with a level 1 or 2 physical medical need with children

	Flat
	
	

	1 Bedroom 
ground floor
	Single person or couple (preference given to applicants over 60 with a need for ground floor).
	

	1 Bedroom
upper floor
	Single person or couple.
	

	2 Bedroom 
ground floor
	1. Couple (preference given to applicants with a need for ground floor)
2. Family with child.
	Single person.

	2 Bedroom
upper floor
	Family with child over 10. Couple.

	Single person.


	High Rise
	
	

	1 Bedroom
	Single person 30+. Couple 30+.
	Single person. Couple.

	2 Bedroom
	Couple 30+.
	Single person. Couple.

	Maisonette
	
	

	2 Bedroom  
	Families 1 child. 
	Couple.

	3 Bedroom 
	Families 2 children. 
	Families 1 child.

	House
	
	

	1 Bedroom
	Couples or single person over 18
	N/A

	2 Bedroom
	Families 1 child or 2 children same sex
	Couples or single person.

	3 Bedroom
	Families 2 children
	Families 1 child or 2 children same sex

	4 Bedroom
	Families 3 or more children
	Families 2 children

	5 Bedroom
	Families 4 or more children
	Families 3 or more children


Where no eligible applicants make a bid for a property then the secondary group of applicants may be considered as above. 

For eligibility purposes:

· A child is defined as someone whose parent or guardian is still in receipt of Child Benefit.

· Same sex partners will be classed as couples.

· Applicants who are 21+ weeks pregnant will be classed as having a child.

3.7   How medical need priority is awarded

If an applicant needs re-housing due to a health need then they must complete a medical form.

Medical priority is only awarded if:-

· An applicant’s current home is making their medical condition worse, or
· An applicant’s medical condition means that their current home is unsuitable
Medical priority will only be given if the applicant agrees to move to a more suitable home e.g. if they can not manage stairs they can only be considered for a ground floor flat or a bungalow.

Medical applications are assessed by GGH staff. Any supporting information e,g, a letter from a Occupational Therapist or GP will also be considered along with the information on the form.

GGH may refer medical cases for an independent GP assessment.

Levels of Medical Need
Level 1 
Where the applicant’s condition makes it impossible for them to remain living in their current accommodation and moving home would meet their medical needs. Or, where an applicant cannot return to their home for medical reasons eg a wheelchair user whose home cannot be adapted for wheelchair use.
Applicants will be placed in Band A.
Level 2 
Where the applicant’s health is made worse by their current home and housing would improve it eg an elderly person with a heart condition who cannot climb stairs.

Applicants will be placed in Band B.
Level 3
Where the health of the applicant is made worse by the location of the home or by facilities within it e.g. an asthma sufferer living in a home with warm air central heating.

Applicants will be placed in Band C.
Applicants whose medical need is assessed at level 3 and have another preference need for re-housing will be placed in Band B.
If an applicant’s medical award places them in Band A they will be restricted to a maximum of 3 months in this category. If they do not make any bids or accept any offers they will be placed in their original Band. All cases will be reviewed before Band A status is removed. 

Applicants are informed in writing of the outcome of their medical assessment. If they disagree with the assessment there is a right of review but they must state the reasons for the review in writing so the case can be reconsidered.

Unless there has been a significant change in an applicant’s health only one medical application every year will be permitted.

3.8 How social need priority is awarded

If an applicant needs re-housing due to a social need then they will be assessed based on the following criteria.

Levels of Social Need

Level 1 
Where the applicant or a member of their household has experienced or is at serious risk of violence, harassment or abuse and they cannot continue to live in their current home. Cases must be supported in writing by the police or the appropriate statutory agency.

or 
Where housing is required to enable a person to be discharged from a hospital or an institution. Evidence from a professional agency will be required to support the application. 

or

Where a care leaver is setting up home for the first time. 
or

Where there are children at serious risk and supported by the Safeguarding Children Board.

Applicants will be placed in Band A

Level 2 

Where an applicant needs to move due to fear or risk of violence, harassment or abuse
Where re-housing would avoid admission to residential care or an institution. Cases must be supported in writing the appropriate statutory agency.

Applicants will be placed in Band B.
Level 3 

General nuisance or anti-social behaviour

or

A need to live close to a specialist centre, carer, school or work

or

Housing would be supportive to the carers of an individual
Applicants will be placed in Band C. 
Applicants whose social need is assessed at level 3 and have another preference need for re-housing will be placed in Band B

Priority based on anti-social behaviour will only be awarded if:

· The GGH anti-social behaviour procedures have been used to try and resolve the problem.

· The applicant is willing to be moved out of their current area 

Existing GGH tenants must contact GGH to discuss the problem and explain why they have a special need to move. It is the role of GGH staff to try and resolve the problem rather than award extra priority e.g. if it involves problems with a neighbour then the Anti-social Behaviour procedure must be followed first.

The award of social need will be made by a GGH Manager. This will be done after they have considered a report from a member of their team and other supporting information, e.g a letter from a Social Worker or a report from the Police.
Social priority awards will be reviewed every three months. 
3.9   Changes in circumstances

Applicants must provide information about their current housing situation so it can be used to assess which band they are placed in and what type of property can be offered or can bid for.

Applicants must inform GGH of any changes in their circumstances straight away e.g. a change of address, if the people living with them move. Applicants can inform GGH of a change in circumstances by 

· Telephoning 0800 25 26 27
· E-mail at ggdirect@goldengateshousing.org.uk
· In writing to CHOOSEaHOME, Bank House 88 Sankey Street, Warrington WA1 1RH 

· Calling in person at any Housing Office.

· On line at www.chooseahome.org.uk

3.10   False information

Every CHOOSEaHOME applicant must sign a declaration to say that all of the information provided is true and correct.

The information provided about current housing circumstances can affect an applicant’s priority, the type of property they may bid for and how quickly they may be housed.

It is an offence for an applicant to provide information which he/she knows is untrue or not the whole truth (section 171 of 1996 Housing Act).

It is also an offence for an applicant to ask someone else to provide false information on their behalf.

A person found guilty of an offence under this section may be fined up to £5000.

If an applicant is given a home based on false information GGH may take steps to take possession of the tenancy (HA85 Schedule 2, Ground 5 as amended by S.146 of the 1996 Act).

3.11
Review of the CHOOSEaHOME register

GGH reviews all applicants on the CHOOSEaHOME Register to make sure that details are still correct. This is usually on an annual basis.

Applicants on the CHOOSEaHOME register are contacted to ask if they still want to stay on the register and whether their circumstances have changed in any way.

If an applicant does not reply to a review the application will be cancelled and they will have to apply again if they later want housing.

Section 4 – How homes are allocated  
4.1   Choice Based Lettings (CHOOSEaHOME)
CHOOSEaHOME places the emphasis on the applicant to let us know which homes they are interested in. Homes are advertised weekly in the Warrington Guardian, on the CHOOSEaHOME web site, in housing offices and other public buildings. If applicants are unable to access any of these sources we will send mail shots of available properties.

Each advert contains details of the property e.g. weekly rent, size, whether it has a garden, central heating, etc. It will also include which applicants will be given preference e.g. family with two children. It will also have the date bids must be received by. Bids can be made by telephone, on the web site, by text, by e-mail, in person at any housing office, or in writing. 

We will also advertise Housing Association homes. These homes will be allocated according to the individual policies of the Housing Associations. References may also be requested. 

After the closing date, details of all the applicants who bid will be compiled and the applicant in the highest priority Band and who has been waiting the longest in their current Band will be made the offer.
Approximately half of all houses will be offered to applicants in Band B, C and D only. This may be reviewed according to housing demand. 
Every fortnight a summary of how we have let homes will be published. This will include:-

· The band of the applicant
· The date of application

· The number of applicants bidding for the property

This information will enable applicants to make an informed choice on the likely length of time they may have to wait to make a successful bid for homes they are interested in.

4.2   Emergency housing
We recognize that certain applicants with emergency housing need will not be able to wait for homes via their Band A priority.  In these exceptional circumstances GGH will allow a ‘management let’ to be made outside of normal housing priority provided that:

· The applicant has been awarded Band A
· A management let pro forma has been completed and signed by 2 Managers
Management Lets will be included on the CHOOSEaHOME results page as ‘Emergency Housing’ so that CHOOSEaHOME remains a transparent system.

Management Lets might include:-

· Temporary decants where a tenant has to be moved for major repairs to be carried out

· Roofless applicants accepted as homeless by WBC
· Applicants where WBC has discharged homeless responsibility
· Intentionally homeless and duty to house temporarily for 28 days or 3 months
· Applicants affected fire or flood
· Severe social need
· Severe medical need
· Decants near end of scheme 
· Non decent homes decants
· Tied tenancies
· Non qualifying and qualifying successors
· Selective placement of applicants in specific homes
· Cases approved by at Housing Portfolio meetings
All requests for management lets will be considered on their own merits.
4.3
Applicants who are homeless 

WBC and GGH are committed to preventing homelessness wherever possible by the provision of adequate and appropriate housing in the district and the provision of support to those who need it.

The Housing Allocations Policy is framed so that homeless households are offered the same degree of choice as other applicants for housing. It is anticipated that by taking an active part in the choice of where they live, homeless households are more likely to feel able to remain in their new home for longer and will be less likely to become homeless again in the future.

Applicants who are likely to become homeless within 28 days or need urgent housing eg they cannot live safely in their current home are advised to contact the WBC Housing Advice Centre for advice and assistance. 

The Housing Advice Centre will carry out an assessment to see what duty WBC has towards the applicant under the terms of the Housing Act 1996 part 7 as amended by the Homelessness Act 2002.

The Housing Advice Centre, having completed the assessment, may have a duty to obtain accommodation for the applicant or simply to offer advice and assistance. A letter will be sent explaining what duty is owed to the applicant.

Help may be given to register for either CHOOSEaHOME, Housing Associations or private landlords. The Housing Advice Centre may also help to prevent the applicant from losing their current home. If for some reason WBC cannot prevent the applicant from becoming homeless and cannot obtain housing by these methods they may have to offer temporary accommodation.

In many cases WBC has a homeless duty. The applicant will receive priority for re-housing on the CHOOSEaHOME register and will appear in Band A for a period of up to 3 months. Applicants in Band A who applied first will be at the top of the Band. 
The Housing Advice Centre will give advice to help applicants achieve the right balance between exercising choice about their future home and taking into account the likelihood of vacancies occurring in the time they have. 

Appearing on the housing register alone is not a guarantee of re-housing.

Band A status will be reviewed after 3 months. If applicants have failed to use CHOOSEaHOME to actively end their homelessness Band A will be removed 

The Housing Advice Centre is based at: 
The Gateway
Level 1
Sankey Street
Warrington
WA1 1SR
Tel: 01925 246868: 
Monday, Tuesday, Thursday & Friday 9am – 5pm
Wednesday 9am – 3pm.
In an emergency when the Housing Advice Centre is closed applicants should telephone (01925) 444400 and an Adviser will deal with the call. 
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