Blaenau Gwent County Borough Council
BRIEFING NOTE
Local Lettings Policy – London House United - Welsh Housing Association
Report Information Summary – December 2017
	1. 
	Purpose of Briefing Note*

	
1.1

1.2




1.3
	
The purpose of this briefing note:

The Team Manager responsible for Housing and the Housing Association Partner will come to an agreement on the villages, estates, blocks or streets where a local letting policy may be appropriate and why 

Approval is required to adapt a Local Lettings Policy for London House, Brynmawr (United Welsh Housing Association).  

The Local lettings Policy will be reviewed after a 12 month period.


	2. 
	Scope of the Briefing Note*

	
2.1



2.2
	
The report provides the Team Manager with an overview of London House and outlines the need to initially implement a Local Lettings Policy.

In agreement with Blaenau Gwent County Borough Council, United Welsh Housing Association will let all flats within the building under a separate Local Lettings Policy, which will enable a stable community and reduce anti-social behaviour.


	3.
	Contribution to the National Well-Being Goals – Detail attached as Appendix 1

	
	

	4. 
	Recommendation(s) / Endorsement by other groups, e.g. Team manager / Housing Associations Partners*

	
4.1

	
The Team Manager responsible for Housing and the Housing Association Partner approves the Local Lettings Policy for London House, Brynmawr (as outlined in the detailed brief).

	5. 
	Recommendation/s for Consideration*

	
5.1


	
The Team Manager responsible for Housing and the Housing Association Partner note the content of the brief and approve the Local Letting Policy for London House, Brynmawr.




	Why this topic is a priority for the Council?*

	Report author to identify links to the main corporate strategies.

	Single Integrated Plan (SIP)
	Corporate Improvement Plan (CIP)
	Performance Management Improvement Framework (PMIF)
	Operating Model
	Transforming Blaenau Gwent (TBG Programme)
	Relevant legislation
	Other
(please state)

	

	· 
	· 
	
	
	
	



	Reporting Pathway* 

	Report author to identify proposed reporting pathway. (To identify dates where relevant)

	Directorate Management Team (DMT)
	Corporate Management Team (CMT)
	Audit
	Democratic Services Committee
	Scrutiny
	Executive
	Council
	Other (please state)

	· 

	
	
	
	· 
	
	
	


*Denotes mandatory section



Main Brief
	1. 
	Background and Context*

	
1.0

1.1









1.2








1.3





2.0

2.1




2.2







2.3



2.4








2.5





2.6


	
CONTEXT

The Welsh Government Delivery Outcomes for Housing Associations in Wales include the expected outcome that ‘social landlords let homes in a fair and transparent way’…and that we should be able to demonstrate that ‘access to our homes is fair and open, and we work with others to ensure routes into our housing are well publicised, easy to understand and simple to use.  We give reasonable preference to those in greatest housing need, or are homeless, whilst maximizing choice and sustaining communities’

The Regulatory Code for Housing Associations stipulates that ‘Association’s should have a fair selection policy and seek to achieve a balance between:

•	The needs and preferences of applicants and transferees
•	The need to maximize social inclusion
•	The need to build stable communities
•	The need to make best use of a publicly funded resource’

Local lettings policies are considered appropriate where ‘they are designed to protect the interests of existing residents and the wider community, and prevent or reverse social decline…they should have clear objectives and be evidence-based’    


BACKGROUND

London House comprises of a block of 8 x one bedroom flats owned by United Welsh Housing Association and situated in the centre of Brynmawr High Street. There are a number of supported housing flats surrounding the block.

Anti-Social Behaviour - Historically there has been a high number of allocations of vulnerable individuals which include people with drug and alcohol dependency and mental health problems, resulted in high levels of anti-social behaviour, high tenancy failure and high void times, as well as disturbance to the neighbours and surrounding businesses, reputational damage to United Welsh, increased costs due to intensive management. 

Anti-social behaviour has resulted in above average wear and tear on the properties and communal areas leading to difficulties in keeping the building clear and in a presentable condition.  

The scheme has attracted a poor reputation, and it appears to be in decline.  To date it is becoming increasingly difficult to attract new tenants.  In many cases it is only those who have no choice – those with multiple support needs, vulnerabilities, and challenging behaviour that will accept these properties.  This, in turn, exacerbates the management issues for, thus perpetuating the difficulties for United Welsh Housing Association in re-letting the scheme.   

Appendix 2 demonstrates that London House is currently an undesirable place to live; it does not provide a safe place for people with mental health or alcohol / substance misuse issues.  It does not help encourage people to make good life choices in order to rehabilitate themselves.

United Welsh Housing Association have noted that it is potentially unsafe for staff to carry out their day to day duties (refer to appendix 2), and that it is consuming a large resource through many departments i.e. allocations, repairs, tenancy management. 


	3. 
	Performance Evidence and Information*

	
3.1





3.2






3.3




3.4











3.5


3.6


















	
London House has a notorious reputation for Anti-Social Behaviour and Drug dealing (refer to appendix 2). Intelligence is constantly provided to the Police regarding various illegal activities. The previous shop owners Cards / Records sold their business due to the continual Anti-Social Behaviour.

The reputation is its current reality and is preventing the majority of people considering moving into the building. If United Welsh do not take action now the building will continue to decline, and void times will increase. The reputation is also harming the association by continuing to provide housing at such a poor standard.

It is the understanding of United Welsh that implementing a local lettings policy will result in longer void times and rent loss, however they see that a local lettings policy as the only way forward. 

There has been no local lettings policy attached to this block previously. Thus this policy is intended to take account of the particular needs of the local area, as well as the specific  issues identified above:

•	The need to build a stable/settled community
•	The need to build a balanced community
•	The need to reduce anti-social behaviour and the 
          perception of anti-social behaviour
•	The need to prevent the decline of the area, and the 
          reputation of the scheme

United Welsh Housing Association has requested this policy and would like it to be approved by the Local Authority.

The local lettings policy comprises the following criteria:

· Where 2 or more applicants on the list have equal priority, preference will be given to applicants who are working or in training.

· Applicants must have a successful previous occupancy history, references to be taken up, which will include private landlords/hostels or cases where Blaenau Gwent Council have knowledge of the applicant and are satisfied that they would be unlikely to cause a nuisance/housing management issues.  No previous history of anti-social behaviour.

· Applicants will not be considered if there is any current alcohol or substance related support needs, or if there are any other high support needs, this will include people with mental health issues. 

· Applications will not be considered from applicants with any pets unless authorisation is given by the Neighbourhood Officer. 

· Applicants will only be considered if there are no criminal convictions.

· This policy will remain in place for 12 months until December 2017 at which time it will be reviewed. 


	4.
	Risk Implications*

	
4.1





	
There are no risks associated with implementing this policy, however, to assess the impact that this policy has had on waiting list applicants and residents, United Welsh Housing Association will review the effects of this Local Lettings Policy before the expiry of the 12 month period and will report its findings to the Local Housing Panel.


	5. 
	Financial Implications* (to include any VAT implications)

	
5.1


	
There are no financial implications for this Authority

	6. 
	Staffing/Workforce Development Implications*

	
6.1
	
There are no direct staffing implications associated with this report. 


	7. 
	Options for Consideration 

	
7.1



7.2
	
Option 1 – Implement a Local Lettings Policy for London House, Brynmawr.


Option 2 – Take no action, which will mean that all lettings will be made in accordance with the Common Allocations Policy, banding system.


	8. 
	Impact Assessment Against Proposals / Options*

	8.1
	· Thinking for the long term

The Team Manager responsible for Housing and the Housing Association Partner approves the Local Lettings Policy for the London House, Brynmawr in accordance with Options for Consideration (6.0), Option 1 (6.1).

	
	· Taking an integrated approach
Considering how the Council’s well-being objectives may impact upon each of the well-being goals, on other objectives, or on the objectives of other public bodies


	
	· Taking a preventative approach

The implementation of a Local Lettings Policy will prevent further ant-social behaviour issues and build a stable community
. 

	
	· Collaborating

The implementation of a Local Lettings Policy for London House, Brynmawr will support collaborative working with the Registered Social Landlord and Housing Strategy.


	
	· Involvement

Members of the community and key stakeholders have been involved regarding various illegal activities and intelligence is constantly provided to the Police.  


	8.2





8.3
	Equality Impact Assessment (EQIA)
An EQIA is carried out when a policy or practice is proposed or being reviewed, and looks for evidence of positive or adverse impact against people or groups from the nine protected characteristics.  The Council also factors the Welsh Language into the Impact Assessment Process, to assist with meeting the requirements of the Welsh Language Standards 2015.  The Council must carry out EQIAs on policies, procedures, functions, service delivery and financial savings proposals.

It is acknowledged that the groups stated in 2.4 will be disadvantaged by this policy. For this reason the policy will be in place for limited period of time to develop a stable community and resolve outstanding issues at the property. Other housing options are available in this area. An equality impact statement has been undertaken refer to Appendix 3.


	9. 
	Conclusion*

	
9.1




9.2
	
The implementation of a Local Letting Policy preventing further anti-social behaviour issues within the building of London House, thus ending the 2 year cycle and London House’s notorious reputation for ant-social behaviour and drug dealing.

There is a clear evidence base for adopting a local letting policy. based on the following test:

1.	That there is a clear definition of the objective to be achieved by that particular local letting policy
2.	That there is a clear evidence base to back up the need for a local letting policy.
3.	That any potential equality impact has been considered. 
4.	How long the local lettings policy is intended to operate
5.	When the policy should be reviewed



*Denotes mandatory section
	 4

	Appendix 1

	Assess how well your project / activity will result in multiple benefits for our communities and contribute to the national well-being goals.


	Description of the Well-being goals 
	How will your project / activity deliver benefits to our communities under the national well-being goals?
	Is there anyway to maximise the benefits or minimise any negative impacts to our communities (and the contribution to the national well-being goals)?

	A prosperous Wales 
An innovative, productive and low carbon society which recognises the limits of the global environment and therefore uses resources efficiently and proportionately (including acting on climate change); and which develops a skilled and well-educated population in an economy which generates wealth and provides employment opportunities, allowing people to take advantage of the wealth generated through securing decent work.
	
	

	A resilient Wales 
A nation which maintains and enhances a biodiverse natural environment with healthy functioning ecosystems that support social, economic and ecological resilience and the capacity to adapt to change (for example climate change).


	
	

	A healthier Wales 
A society in which people’s physical and mental well-being is maximised and in which choices and behaviours that benefit future health are understood.


	
Through working together we can prevent anti-social behaviour thus maximising peoples health and wellbeing.


	

	Description of the Well-being goals 
	How will your project / activity deliver benefits to our communities under the national well-being goals?
	Is there anyway to maximise the benefits or minimise any negative impacts to our communities (and the contribution to the national well-being goals)?

	A more equal Wales 
A society that enables people to fulfil their potential no matter what their background or circumstances (including their socio economic background and circumstances).



	
By preventing and eradicating anti-social behaviour, this can enable people to fulfil their potential. 
	

	A Wales of cohesive communities Attractive, viable, safe and well-connected communities.





	




	

	A Wales of vibrant culture and thriving Welsh language 
A society that promotes and protects culture, heritage and the Welsh language, and which encourages people to participate in the arts, and sports and recreation.


	

	


	A globally responsible Wales 
A nation which, when doing anything to improve the economic, social, environmental and cultural well-being of Wales, takes account of whether doing such a thing may make a positive contribution to global well-being.

	
	



Appendix 2




Appendix 2

United Welsh Housing Association

Current tenants – 

London House has 8 flats, one of which is rented to Gwalia.  One flat is void. Out of the following current tenants - 

 7 tenants came through the homeless route 

6 tenants have current mental health issues.

4 tenants have issues with Alcohol or Substance misuse 





Running from January 2017 – June 2017 the break down off residents was 

8 tenants came through the homeless route and had no option but to take the property.
8 tenants suffered from existing mental health issues
5 tenants had existing issues with Alcohol or Substance misuse 


Anti - Social Behaviour 

For the last 2 years the Anti-Social Behaviour has been constant, and range from 

· Drug Dealing 
· Noise Nuisance
· Violence towards residents
· Violence to visitors
· Violence to United Welsh staff 
· Violence towards contractors 
· Burglary 
· Graffiti 
· Criminal damage to United Welsh property 
· Continual discharge of fire extinguishers
· Non-residents using the communal areas to administer Heroin (Leaving their paraphilia behind)
· Various substances smoked in the gas and electric meter cupboard

Most recently a resident violently threatened a member of United Welsh and a contractor, which is being dealt with through our policy and procedures however it has resulted in the entire block being a 2 person visit at all times. 

The Anti-Social behaviour has cost the association thousands of pounds for repairs, two person visits, time spent managing the block, upgrading the CCTV systems, de-activating door fobs, additional clean ups, and  removal of rubbish. 

United Welsh will take action against all Anti-Social Behaviour   however this is currently proving very difficult as either no one will report issues through fear, or the majority of the residents are involved in the same criminal act together. 

During May 2017 United Welsh saw a peak in Anti-Social Behaviour and looked to obtain 3 injunctions against 3 non-residents who were visitors to existing tenants. Our residents used our properties for drug dealing, constant partying and caused criminal damage.  This issue was later resolved by dealing with all three individuals probation officers. 


Void turnaround 

Over the last 2 years –
· Properties became void 6 times
· 2 properties became void twice (no.3 and no.4) 
· One property is currently still void and has been for 127 days (Up until 31/10/2017, still unable to find an applicant) 
· Average time to re-let across the 5 properties is 77 days
· Abandonment is the most frequent termination reason




Appendix 3

EQUALITY IMPACT ASSESSMENT FORM 
Please refer to the guidance to support you in completing this Assessment. 

1. Reason for undertaking the Equality Impact Assessment
	Project or Service Design / Review
	

	Policy or Procedure Review
	x

	New Policy
	

	Other
	



1. Who is undertaking the Equality Impact Assessment 
	Name and Job Title of  Lead Assessor 


	Wendy Doel 
Neighbourhood Officer 
	Department
	Housing & Communities

	Name and Job Title of Supporting Assessor 1 

	
	Department
	

	Name and Job Title of Supporting Assessor 2 

	
	Department
	

	Date of Assessment
	12/9/17



1. Background information 
	What is being Equality Impact Assessed?
	
LLP for London House flats 


	What is the overall purpose/aim of this activity? 

To decrease the volume of anti-social behaviour, make London House and the surrounding area a safer place to live. Turn London House into a place where people want to live and reduce void times. 






Section 1: SCREENING (To be completed in all assessments)
	Is this a New or Existing Service, Activity or Action?
	New
	
	Existing
	x



	1. Who is intended to benefit from this Service, Project, Policy or Procedure

	
It is intended that current and future tenants along with the immediate community will benefit. 




	1. What are the objectives you want to achieve?

	
· To build an intentional and intergenerational community
· Contribute to the health and wellbeing of tenants
· Develop a stable and self-supporting community
· Reduce Anti-Social Behaviour 
· Create a safe place for people to live 
· Minimise service charges and increase financial wellbeing







1. Consider the impact on the each group and complete the table:
Table 1: Summary of Impact on Equality Considerations 
	Characteristics
	Impact
	Why? Please give details including whether positive / negative or neutral impact

	
	Yes 
	No
	Not known*
	

	Race
	
	x
	
	The LLP will be designed to be non discriminatory,and equitable for all, however once in place it will be regularly monitored and reviewed to ensure there is not direct or indirect discrimination against any particular group.

	Disability
	x
	
	
	Whilst the LLP is in place and dependant on an individual’s mental health, people with mental health issues may be effected. This is in place to protect vulnerable tenants, and in order to stabilise the block. 

	Gender
	
	x
	
	neutral

	Age
	
	x
	
	Provide an opportunity for inter generational co-operation and shared learning and support

	Religion, Belief
	
	x
	
	neutral

	Sexual Orientation
	
	x
	
	neutral

	Gender Reassignment
	
	x
	
	neutral

	Marital / Civil Partnership
	
	x
	
	neutral

	Maternity & Pregnancy
	
	x
	
	neutral



*if any impact has been identified as ‘Not known’ this may require a full Equality Impact Assessment in order to completely understand any potential impact. 


	3a. What data have you used to complete table 1, how does it inform the outcome?  e.g. internal data, census data, StatsWales, Local Police and Crime Stats, Housing Data produced by Local Authority, Regulatory Reports, Satisfaction surveys etc

	
Internal data has been used to analyse the cost of repairs caused by intentional damage, which has led to an increase in service charge. The data also reflects the costs increasing in staff management, void turn around. 

Police data regarding criminal activity 






	3.b Who have you spoken to in completing table 1? e.g. tenants, managers, other departments, local authority partners, 3rd sector organisations, schools, other stakeholders


	
LA partners, Police, Support Agencies, internal staff.





	Are you sure you have consulted with all appropriate stakeholder groups (internally and externally)?
	Yes
	x
	No
	



	1. Will any impact identified in Table 1 affect the objective you wish to achieve in question 2?
	Yes
	
	No
	x



	1. Could any of this impact be reduced or eliminated?
	Yes
	
	No
	

	If yes go to 5a, if no go to 5b.



	5a. How could the impact be reduced or eliminated?

	
This would be a short term policy lasting up to a year, pending a review. Applicants with mental health my be accepted in the future if they can demonstrate that they are engaging with appropriate services and able to maintain a successful tenancy. 





	5b. Why is it not possible to reduce or eliminate?

	
We are unable to eliminate at this current time as we have identified the issues from the scheme have come from people with high levels of mental health. We have devised a policy that restricts people with these characteristics until the block has stabilised. 







	1. Could any of the identified impact be justified?
	Yes
	x
	No
	


	  		
	6a. Give a brief reason why? Provide evidence to your reasoning.


	
From investigating the anti-social behaviour issues and analysing why they have happened and what are the triggers. 





	7. If you think you will need further information (Including further consultation) please give details below:

	






8. Promoting Equality and Diversity
	Is there an opportunity in the service, project or activity you are undertaking to promote equality and diversity? 
	Yes
	x
	No
	



	8a. How will the activity promote or advance equality and diversity?

	We will still accept a wide diversity of people however we need to make sure they are able to sustain a tenancy. 





1. Outcome of the Equality Impact Assessment 
	No Further Action Required 
	x

	Refer to Equality & Diversity Group
	

	Full Equality Impact Assessment Required 
	


If you have identified that a Full Impact Assessment is required please go to Section 2. 
10. Section One Equality Impact Assessment Screening - Signed Off: 
	Signature of  Lead Assessor 
	
	Date
	13/02/2018

	Signature of Supporting Assessor 1 
	
	Date
	

	Signature of Supporting Assessor 2 
	
	Date
	



	Planned Review Date
	January 2019
	Publication (on Intranet) Date
	



SECTION 2 - FULL EQUALITY IMPACT ASSESSMENT
	11. What is the key reason you are completing Section 2?

	











	12a. What further actions have you taken to acquire additional information/consultation?

	








	12b. What are your key findings? Are any changes needed or has action been justified?

	











	13. Action(s) to be taken as a result of the Equality Impact Assessment? 


	Continue as Proposed
	
	Continue as proposed having taken the actions identified below to mitigate or reduce impact
	

	Actions (please add more rows if required)
	Lead Officer 
	Target Date

	1.

	
	

	2.

	
	

	3.


	
	

	14. How often is this activity/action going to be reviewed and how will it be monitored? 


	










DECLARATION
	This Activity DOES have an impact on Equality issues 
	Yes
	
	No
	x

	Where possible action has been taken to mitigate the impact
	Yes
	
	No
	



	Signature  of  Lead Assessor 
	
	Date
	

	Signature of Supporting Assessor 1 
	
	Date
	

	Signature of Supporting Assessor 2 
	
	Date
	



	Planned Review Date
	
	Publication (on Intranet) Date
	



Column1	Homeless Route 	Substance Missue 	Mental Health 	7	4	6	Column2	Homeless Route 	Substance Missue 	Mental Health 	0	Column3	Homeless Route 	Substance Missue 	Mental Health 	

