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Everyone in Wales should have a decent and affordable home: it is the foundation for the
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Shelter Cymru’s mission is to improve people’s lives through our advice and support
services and through training, education and information work. Through our policy, research,
campaigning and lobbying, we will help overcome the barriers that stand in the way of
people in Wales having a decent affordable home.
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V Be independent and not compromised in any aspect of our work with people in housing need.
V Work as equals with people in housing need, respect their needs and hep them to take control of
their lives.
V Constructively challenge to ensure people are properly assisted and to improve good practice.
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Chapter 1: Introduction
Deciding who is given (or allocated) a home goes right to the heart of debates about the purpose
of social housing. It begs the question ‘who is social housing for’? In a time of an undersupply of
affordable social housing is it for everyone, is it for people in the most desperate need of housing
or is it for a mix of people somewhere in between? We all need somewhere to live, but how do
we define need and how do we decide that one person’s need is a higher priority than someone
else’s? How do we balance creating sustainable communities with meeting need?
It is also important to be mindful of the Welsh Government’s policy move to end evictions into
homelessness from social housing1, and ensure that allocations policies do not become more risk
averse as a result.
This report aims to contribute to these debates by examining the extent to which allocations in
Swansea work for people trying to get a home.
As part of an Oak Foundation grant Shelter Cymru is working with Swansea Council on a range
of initiatives to improve the prevention of homelessness. One element of this work is this report,
which analyses the allocation of social housing by Swansea Council, Coastal, Family and Pobl
housing associations. These are the largest social housing landlords in Swansea with 18,538
general needs properties between them (2019).2
The findings are intended to help the four landlords and other organisations in Swansea and
Wales to reflect on how homelessness prevention can be increased through considering a range
of issues around allocations.

Methodology
The research was conducted using a number of discrete but interlinked methods.
V

Desk based policy review

This involved reviewing the allocations/lettings policies of the council and the three housing
associations. Some of the policies contained references to related policies and procedures, which
were also reviewed, such as anti-social behaviour, housing management and rent arrears.
V

Desk based statistical review

This involved reviewing the level of social housing stock, numbers of lettings, move-on
from supported housing, homelessness statistics, and council nominations to the housing
associations.

1 https://sheltercymru.org.uk/blog-ending-social-evictions-that-lead-to-homelessness/
2 The report focusses on the allocation of social housing provided at social rent levels (i.e. rent levels set within
Welsh Government parameters to maximise affordability for all). It does not include other housing options such as
properties at intermediate sub market rent levels or home ownership schemes
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V

Interviews with managers and operational staff

Interviews were held with staff who had responsibility for undertaking or managing allocations,
or assessing applications in each of the four landlords. The interviews were semi-structured
discussions of general themes of policy and practice, with different issues explored tailored to
each organisation’s allocation scheme. The interviews helped to develop a clearer understanding
of each landlords’ allocations policies and practices. Interviews were also held with staff at Caer
Las, Crisis and the Wallich who provide supported housing and/or support for homeless people
in Swansea.
V

Ethnographic research

In each of the social landlords (except Pobl) a member of the research team ‘shadowed’
operational staff as they undertook tasks related to allocating housing. This included observing
staff during face to face interviews and telephone conversations with people seeking housing,
and accompanying staff to visit people who had recently moved into social housing. The
shadowing added to our understanding of the day-to-day processes of allocating properties, and
issues facing applicants and staff related to allocations.
V

Interviews with people who have experienced the application, assessment or
allocation process for social housing

Face-to-face, telephone interviews and group discussions were held with fifteen people who
had applied to be housed or who had obtained social housing. Some of these interviews
were undertaken with the help of a peer researcher (a researcher with lived experience of
homelessness). Interviews and conversations were held in Swansea Council Housing Options
offices, in people’s homes and in services run by Crisis and the Wallich.
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Chapter 2: People’s Stories
Ceri lives in an overcrowded housing association flat. She has been sleeping on her sofa for
two years, because a relative who is under her care needs the bedroom. She is on the council’s
waiting list. Her current social landlord is aware of her situation, but has been unable to offer her a
transfer. She now has rent arrears. She was initially told that rent arrears would not be a barrier to
transferring. When she tried to apply she was told she must pay off her arrears before she would
be considered for a transfer.

Jim is privately renting and trying to get social housing. He was previously homeless for a period
of time due to substance misuse. He was advised to find a flat in the private rented sector. ‘I
knew there was no chance of getting social housing. I knew I had to go private. The council said
it could take a couple of years and even if I edged up the list people can always go ahead of
me. Private rental is not great. There are people in the building who are using and that can spill
into my life.’

Steve has been housed in a B&B by the local authority for just over three months. His flat was
damaged and he can’t live there anymore. The housing association that owns his flat has agreed
he can transfer to a different property and has identified suitable accommodation but is delaying
handing the keys over. Steve has a mental illness and is struggling in the environment at the B&B.
His local authority case worker regularly makes contact with the housing association to find out
when he will be housed, but is never given any timeframes. ‘My mental health nurse keeps telling
the housing association how bad this is for my condition but they keep saying there are different
problems with the property every week. I feel like I will snap soon.’

Sarah lives in supported housing. She was told she would be there for six months, but has been
there for nearly two years. ‘I didn’t want to come here. But I thought if I told them “No” I would be
making myself intentionally homeless.’
She can’t have visitors, which means her children worry about where she is living. ‘If it was just an
hour a day visit I would accept it. I need a place where my children can come and I can be there
for them when they need me. I feel helpless.’
Sarah moved into supported housing to be helped with substance misuse before getting a place
of her own, but she feels the environment is making things worse. ‘When I first came here I was
smoking heroin here and there. Then it came to the point where I was injecting every single day.
How am I supposed to stop taking heroin when I am surrounded by users?’
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Liz became homeless after fleeing domestic abuse. She could not return to her home and slept
in her car until a friend helped her make contact with the local authority. ‘I saw a case worker at
Housing Options, they were amazing, she saved my life.’
Liz was housed in a hotel and told there was a housing association flat available for her. It has
been over two months and she still does not know when she will be able to move into her flat.
The housing association has not provided Liz or her caseworker with a full update about the flat.
‘It’s a different story every time you ring them, my caseworker can’t do anymore; she rings them
all the time.’
Because Liz does not know when she will be given the keys to her flat she can only be booked
into the hotel for one day at a time. She has to check out everyday not knowing what will happen
and has nowhere to stay during the day. She has been doing this for just over two months. ‘I
don’t know where I am from day to day, packing my bags, checking out, leaving, then check
back in again.’ Christmas is coming up and the hotel will be closed. Liz worries she will end up
sleeping rough if she does not hear from the housing association. ‘It’s impossible to live like this.’
During the research we talked to people about their experience of trying to obtain social
housing in Swansea. We received mixed views on their experiences. Some people were very
complimentary about the help that staff had given them during the application process and in
obtaining housing, whilst others expressed significant frustration about poor communication,
the length of wait for housing, and office environments which made them feel uncomfortable
or devalued.

‘Housing Options were really good. I have only admiration for them, the woman actually
nearly burst into tears when she had to say I can’t help you. They cared, it mattered to her.’
‘There are people who want to just move through the system quickly but get clogged in it
and end up stuck as they cannot get through. More support, more handholding. Getting
people through, it saves money so people are not back and forth, in and out of services’.
Discussions were held about the practical process of applying for housing. Some people
described the complications of applying – knowing where to go, understanding the different
ways of applying, being given insufficient or wrong information by one landlord about what other
landlords can offer.

‘There seems to be no coherent information out there. They are all linked and have a knock
on effect but don’t share enough. There’s not that link.’
A case worker commented that she regularly had to say ‘I can’t help you anymore today’
and ‘you just have to keep waiting’. She said it is awful, and people are desperate, but they
cannot offer services they just do not have.
People’s comments lead to the conclusion that, from an applicant’s perspective, applying for,
and obtaining, social housing in Swansea can be complicated and difficult to understand.
Whilst individual landlords may seek to provide very person-centred services, the overall system
for obtaining housing across the whole authority area is not as person-centred. The following
chapters explore the system in more detail and identify where the complexities lie.
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Chapter 3: Swansea’s Social
Housing Stock
Key points
The council has over two thirds of the social housing stock in Swansea
Approximately 5,000 new social homes are due to be built in Swansea by 2031
In 2018/19 Swansea Council, Coastal, Family and Pobl housing associations had 18,538 general
needs social housing properties. Swansea Council has the largest number of properties; in
2018/19 this comprised 68% of the general needs housing, with Coastal and Pobl each having
13% and Family 6% of the properties.

Chart 1: Swansea’s General Needs Social Housing Stock
(self-contained and non self-contained) 2018/19

Key
Swansea Council
12,543 68%
Coastal HA 2,375 13%
Family HA 1,133 6%
Pobl HA 2,487 13%

Source: Stats Wales 3 4
With over two thirds of social housing being Swansea council’s stock, this places a significant
responsibility on the council to ensure that properties are allocated in the most appropriate way.
An extra 1,000 council homes are due to be built in Swansea by 2031, following changes5 that
enable Welsh stock owning local authorities to finance the building of new social housing. In
addition approximately 4,000 homes are due to be built by housing associations by the same
date. Increasing the amount of affordable good quality social housing is welcomed; it will need to
be accompanied by highly effective allocations policies across all of the social landlords.

3 https://statswales.gov.wales/Catalogue/Housing/Social-Housing-Stock-and-Rents/totalsocialhousingstock-byarea-providertype
4 Linc Cymru and Wales and West housing associations also provide social housing in Swansea. They were not
included in this report due to their comparatively small number of properties in the area
5 https://www.wlga.wales/exiting-from-the-housing-revenue-account-subsidy-system
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Chapter 4: Allocations Policies:
The Routes to a Home
Key points
The seven main routes to obtaining social housing in Swansea are direct application, council
nomination to a housing association, being housed due to homelessness, transfers, move on
from supported accommodation, ADAPT (adapted housing) and exchanges
Each landlord has its own application, assessment and allocations process; these can differ
significantly
Applicants need to register or apply separately to each landlord that has the appropriate
types of properties in the areas in which they want to live. They also need to contact them
individually for updates about their application (or in the case of Coastal to directly apply for
new vacancies)
From an applicant’s perspective the system for obtaining social housing can appear
complicated
The housing associations provide approximately 35-50% of their homes for households
who are nominated to them by the council, some but not all of whom are owed a
homelessness duty
The percentage of homeless households that are housed by housing associations appears to
be proportionately significantly lower than those housed by the council

Overall approach to allocations
Each of the four landlords has its own application, assessment and allocations policies and
processes. However, there are seven main routes which the landlords share by which people can
obtain social housing in Swansea. This report focusses on the first five routes.6
Route 1: Direct applications via waiting lists/registers and choice based lettings –
Prospective tenants can apply to be on the housing waiting lists for a property (or properties) in
the area(s) of their choice with Family, Pobl and Swansea Council. Pobl manages the number of
applicants on its waiting list by opening and closing its waiting lists to new applicants based on
the turnover of its existing stock and new developments. Most prospective tenants of Coastal
apply for individual properties when they arise. Coastal does not operate a waiting list for most of
its properties, except in cases where there is low demand or when it is building new housing.

6 It excludes ADAPT, exchanges and other types of housing association properties such as homes available on
Intermediate Rent levels or shared ownership.
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Route 2: Local authority nominations to housing associations – The housing associations
aim to allocate a percentage of their properties to people who are nominated to them by the
council. When a housing association knows it will have a vacant property it asks the council for
nominations of potential tenants. These nominations will usually comprise households who are
homeless and households who are on the council’s housing waiting list. The housing association
decides which of the nominated households will be offered the property.
Route 3: Housing for homeless households – The council has a statutory duty to prevent
homelessness and, in some cases, to secure housing for homeless households. When it
discharges its duty by offering people housing, it provides council housing, nominates the
household to a housing association or helps the household to obtain private rented housing.
Route 4: Transfers – Current tenants are able to apply to transfer from their current home to a
vacant home with the same landlord. Coastal’s policy is that tenants need a very good reason to
be considered for a transfer. The other landlords appear to be more flexible.
Route 5: Move-On from supported accommodation – People living in supported
accommodation whom support staff feel are ready to move, can be referred to the Move-On
Panel for social or private rented housing. Regular Move-On Panel meetings are held between
support providers, the four social landlords and the Wallich Private Rented Sector Access Team
to consider applications.
Route 6: ADAPT - The ADAPT Housing Register is a central register within Swansea for people
who require a high level of adaptations in their accommodation. The register is split into 2
categories:
Applicants requiring a fully wheelchair accessible property
Applicants requiring high level adaptations within the property
The allocation of adapted social housing in Swansea is undertaken via ADAPT. All four landlords
are signed up to ADAPT as the intention is that one central register should ensure the most
efficient and effective use of adapted accommodation. The register is hosted by Coastal.
Route7: Exchanges – Tenants of local authorities and housing associations in Swansea and
across the UK can exchange properties with tenants of other social landlords. Tenants who wish
to exchange properties register with HomeSwapper (https://www.homeswapper.co.uk/). When
they have decided to swap homes, they need to obtain written permission from their landlord in
order to be allowed to swap.
The housing associations have agreed targets with the council for the percentage of properties
that they allocate through some of these different routes. In general terms they aim to allocate
35-50% from nominations from the council. The remainder are approximately 30-40% direct
applications, 10-15% transfers and 5% from Move-On from supported housing.

How each landlord manages allocations
Each of the landlords has very different approaches and policies for accessing social housing
creating a system that is complex for people to navigate.
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a) Swansea Council
The council has a statutory duty to assess and assist homeless households. If there is a duty to
secure a property to a homeless household it will aim to do so through its own stock, through a
nomination to a housing association or a private sector landlord.
Households who apply for council housing are assessed and given points based on their need.
They wait until they are top of the list, at which point they will be offered the next vacant property
of the right type in their chosen area. The council does not advertise the actual property, and so
the first time people see it is after they are offered it.
b) Coastal Housing Association
Most of Coastal’s properties are available through a choice based lettings system which
is advertised on Coastal’s own website and on rightmove (https://www.rightmove.co.uk).
Photographs and details of the properties are on the advert. Applicants usually apply (or bid)
for a property on line, although they can also apply by phone or in person at Coastal’s offices.
Applicants are required to meet certain criteria of housing need to be eligible for housing and
are then ‘matched’ based on the benefit or value they bring to the community and the benefit or
value the community and property bring to them. A small proportion of Coastal’s properties are
available through a waiting list, which is usually for new housing developments or in areas with a
high turnover of vacancies.
c) Family Housing Association
Family’s allocations are based on meeting criteria of housing need in order to be accepted onto
the housing register. After people are on the register allocations are usually made in the date
order in which they applied. There is not a points or categorisation system in place, although in
cases of extreme priority the household’s situation will override the date order. Properties are not
advertised, and people apply for a general area of Swansea in which they wish to live.
d) Pobl
Pobl operates a waiting list system, which opens and closes on a weekly basis. People can only
apply to be on a waiting list when it is open for applications. Pobl advertises property types that
are available in their ‘open’ areas on its website. These are areas which have low/no waiting
lists, have a higher turnover of properties or may be new housing developments. Applicants can
contact Pobl by phone or apply online to be on the waiting list for the open areas. People apply
for property types (e.g. flats) and are unable to apply for an individual property. Applications are
assessed and categorised, with priority based on need. People who are offered a property are
in the highest need category, in date order of application. Pobl is due to move to a choice based
approach (advertising individual properties) in the near future.7
What the process looks like – the landlord’s perspective
The procedures for how people can obtain housing from each landlord are outlined in the
following diagrams.

7 Appendix 1 provides details of the Welsh Government’s guidance on allocations and Appendix 2 provides more
detailed information on each landlord’s allocations policy.
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What the process looks like – the applicants’ perspective
People applying for social housing need to know about, and then navigate, up to four different
systems to try to obtain a home. People who had been through the process told us how
complicated and confusing it could feel. Their perspective and experience is represented in the
diagram below.
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Applicants need to register or apply separately to each landlord that has the appropriate types
of properties in the areas in which they want to live. They need to repeat information to each of
those landlords, provide evidence to each one, and contact each landlord regarding the progress
of their application or, in the case of Coastal, apply for individual properties through the choice
based approach.
Each landlord has given considerable thought into devising its allocations policy and supporting
processes. Even so, for some applicants, having four different systems is difficult and confusing.

Monitoring how well allocations are working
An important aspect of the research was to collect statistics of allocations as evidence of any
common themes or issues. However, despite the landlords’ full co-operation, we found minor
differences between some of the figures provided by individual housing associations, the collated
figures provided by the local authority, and the statistics recorded on the Welsh Government’s
Stats Wales website. Although we do not feel that these discrepancies in themselves are of
concern in relation to the report findings, it did highlight an area for development.
We also found that it could be useful if a wider range of information was collected to inform
decisions, such as household characteristics, economic status, affordability, ethnicity, primary
reason for needing social housing, source of referrals, previous tenure etc. An example of
an information source providing greater detail of recording is central government’s CORE
(COntinuous REcording)8, which is used to inform funding, regulation and other policy decisions
about social housing.
This raises a wider issue of the difficulty of making strategic housing decisions at a local and
national level when there are uncertainties about the accuracy and completeness of the statistics,
and whether the statistics provide sufficient evidence to fully inform our understanding of the
demand for housing and the extent to which social housing is meeting that demand.

Table 1: Number and type of social lettings in Swansea
2018/19
%

Number rehoused
on a priority
basis due to
homelessness

%

Transfers %

Exchanges

%

Total

Swansea 533
council

34%

653

42%

313

20%

65

4%

1564

Coastal

319

85%

13

3%

33

9%

11

3%

376

Family

113

83%

5

4%*

14

10%

4

3%

136

Pobl

335

88%

14

4%*

19

5%

11

3%

379

Housed
from waiting
lists and
choice-based
applications

(Source: Stats Wales)9
(*Family and Pobl highlighted issues in the way in which they categorised homeless households who were nominated
to them by the council, resulting in the Stats Wales figures being lower than the actual numbers of homeless
households they accommodated. The real figures are closer to 18% for Family and 13% for Pobl).
8 https://www.gov.uk/government/collections/rents-lettings-and-tenancies
9 https://statswales.gov.wales/Catalogue/Housing/Social-Housing-Lettings/numberoflettingsduringfinancialyear-byarea-lettingtype
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One of the main observations from the statistics is the higher proportion of lettings that are made
by the council than by the housing associations to homeless households – 42% of the council’s
lettings compared to 3-4% (or 3-18%) of housing associations’ lettings. Some respondents also
identified that housing associations may accommodate additional households who are homeless
or threatened with homelessness but who have not officially registered as such with the council.
Swansea council has a statutory duty to fulfil its responsibilities to homeless households under
Part 2 of the Housing (Wales) Act 2014. This includes securing accommodation for some
homeless households. The Act also requires housing associations (and other registered social
landlords) to co-operate and comply with requests from the council to ensure that suitable
accommodation is or will be available for people who are or may become homeless.10
The housing associations co-operate with the council to provide homes for homeless
households, and also for other people nominated by the council and people in supported housing
whom they house via the Move-On Panel. However, the statistics suggest that the council could
be capitalising further on the goodwill among housing associations in order to increase the
number of homeless households provided with permanent homes.

10 http://www.legislation.gov.uk/anaw/2014/7/section/95
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Chapter 5: Deciding who gets a
home
Key points
The landlords have different ways of prioritising who gets a home
The landlords place different levels of emphasis on housing need, date of application and
trying to create sustainable communities
In the current climate of an insufficient supply of affordable, suitable, good quality social housing
in Swansea there is a tension in how to decide who gets a home. The landlords are working
with the dilemma of being objective in order to be consistent, transparent and fair, whilst being
subjective as they try to meet each household’s unique circumstances. The researchers heard
praise and criticism of each of the landlords’ approaches and each landlord acknowledged that
there were some difficulties with their chosen approach.
The council and Pobl adopt similar approaches to prioritising need. The council uses a pointsbased system to differentiate need, and Pobl places applicants into one of five categories of
need. In both cases applicants in the highest need (that is, with most points or in the highest
category) are usually the first to be housed, in date order of application.
Family requires applicants to demonstrate at least two criteria of housing need (such as
overcrowding, inability to afford rent or mortgage, or having a medical or support need). Family
then allocates homes based on date order of application, irrespective of the extent of housing
need (other than in exceptional circumstances). Coastal requires applicants to demonstrate
housing need, and then allocates homes by aiming ‘to match people to properties where the
greatest benefit will be achieved’; in other words the greatest benefit to tenants and communities.
Each of the landlords has chosen their approach and can explain their reasons for doing so.
An argument for the use of points or categories is that it enables applicants and staff to
understand how priority is objectively determined.

‘If it is housing need that we are focussing on, then I think it is a very fair and consistent
system…and transparent. We can explain why we have made that assessment. If anyone
challenges it we are more than happy to say this is the evidence, these are the points we
awarded.’
‘The policy is broad enough for us to be able to consider cases sympathetically. I think it
has enough flexibility. You have to be rigid in order to be consistent and fair. You can’t keep
consistency if it is too flexible.’
Pobl tries to ensure that only those people who really want and need housing remain on the list in
order to ensure prioritisation is up to date.
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‘Every six months we send out a letter asking if people still want to be considered for the
area they applied for. So we give people some time to reply to say if they want to remain
on the list, but if they don’t reply we take them off. The point of stepping away from our old
points system was to manage application numbers and customer expectations better. So, if
we don’t get a high turnover let’s not even ask people to apply. If a property is available, we
then open the list so that people can apply.’
Family changed from previously using a points system to a ‘date order’ system as they regard this
as providing more transparency to the decision of who moves into the next available home.

‘You can’t ever fit people into boxes. We did a ‘failure demand’ exercise, systems thinking
(approach) – phones were constant. When we looked at it, it was people saying how many
points have I got, where am I on the list, how do I get more points? If I get a doctor’s letter
can I get more points? And it went on and on and on. We found that we were encouraging
that by our points system. People wanted more points. We didn’t have faith in the
supporting evidence…and people were jumping. So, just by having 25 extra points people
would jump above somebody who wasn’t savvy enough to shout as loud, and get the
doctor to write the right thing.’
‘Purely by not knowing the allocations policy people don’t lose out – and once you are on
our list it is date order. Unless you have exceptional circumstances you just wait your turn.’
Coastal’s approach of prioritising applicants based on the ‘benefit’ or ‘value’ that they bring to
a community, and the community brings to them, is unique in Swansea and possibly across the
whole of Wales. A decision is made on the allocation being sustainable, appropriate, affordable,
and in the interests of the household and the local community. This relies on the knowledge,
expertise and insight of Community Housing Officers to understand their neighbourhoods and
current tenants.
Although we heard some criticism of this approach as it may appear to provide less transparency
than a points/category based or date order system, it could be argued to be more ‘personfocussed.’ It could be perceived as leading to allocating housing to people who will be the ‘best’
or ‘easiest’ tenants; however, it may improve the opportunity for tenancy sustainment, community
well-being and subsequent prevention of homelessness.

‘We are certainly not cherry picking what we see as the best tenants. But we make sure
that with complex cases, everything is in place and we have given that tenancy every
chance of succeeding. So we will make extensive checks and make sure it has the best
chance of succeeding. The last thing we want is it to fail because then you will be excluded
and you will be in a real situation.’
‘They have to demonstrate a need to have the property so it is still going to someone in
genuine housing need. I’d like to think that wouldn’t sway my final decision but nobody can
be totally objective can they? We shortlist based on if they meet criteria and have genuine
need. The person I pick will be the best fit for the property and area. There are so many
things to consider. I would think about the past tenant and if there was ASB, the impact
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on the community. I know who lives next door or down the road. I know the people so can
judge how the family or person will fit in.’
If the perfect allocation system had been developed it probably would have been universally
applied across Swansea, Wales and the UK. But it hasn’t been developed. The difficulty is how
the various challenges are balanced – treating each applicant as an individual, prioritising need,
providing choice, considering the ‘make up’ of communities, supporting people to sustain their
tenancies, and ensuring the landlords maintain financial stability. In a time of shortage of supply,
philosophical and ethical considerations regarding who should get a social home can clash with
the practicalities of how best to maximise the use of a scarce resource.
All of the landlords are trying to meet housing need whilst also trying to help create communities
in which people chose to live for as long as they want. All grapple with the challenge of creating a
system which best determines who gets a home and who doesn’t. The landlords are consistent
in requiring applicants to demonstrate they are in housing need, but from that point onwards
there are significant differences in how applicants are prioritised.
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Chapter 6: Restrictions,
Exclusions and Suspensions
Key points
All landlords have policies that mean some people are unable to access social housing.
Former rent arrears, other housing debts and former anti-social behaviour can result in people
being excluded
The landlords have varying degrees of flexibility in how they respond to applications from
people who have former rent arrears and other housing debt
Usually landlords expect former rent arrears to have been reduced and evidence of regular
repayments to have been made before an offer of housing will be made
The Housing First model has an approach whereby social landlords do not prevent allocations
as a result of outstanding arrears or housing debt. This approach has potential to be rolled out
to general needs social housing
The landlords usually expect applicants either to be able to sustain a tenancy or have support
in place to sustain a tenancy before they offer a person a home
People’s access to social housing in Swansea can be restricted by former rent arrears, housing
debt or anti-social behaviour, with former histories being taken into account for up to five years.
People’s ability to sustain a future tenancy can also act as a barrier to getting a home.
These restrictions can lead to the seemingly perverse situation whereby people who may be in
the most need of social housing are the least able to access it.

Former rent arrears
For people with former rent arrears all of the landlords’ policies usually expect contributions to
have been made to paying off the arrears before they will consider applicants for housing. This
may be through a lump sum payment or through regular repayments of arrears over a period
of time, even if they are living in insecure or expensive housing or occupying scarce temporary
accommodation spaces. There is generally an expectation that arrears will have been reduced,
if not cleared, before an allocation will be made. However, responses from staff indicate that
there can be flexibility in landlords’ policies depending on people’s circumstances, reasons for
arrears and demonstrable commitment to repayment. The landlords told us that they consider
each person on a case by case basis. The council told us that they often offer tenancies to
people who have previous arrears, and Family told us that they are flexible and realistic about
what is manageable for people with former arrears. Coastal told us that they do not have a list of
suspended applicants and that decisions are made based on people’s ability to pay or manage a
tenancy in the future rather than their past history.
Even with the varying degrees of flexibility, it could be a long time before some people are able to
be considered for a property.
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‘A woman was £1,500 in arrears…she has made a payment plan. She is starting to pay off
her arrears. If a property became available and she got down to £300-£400 arrears and she
had been regularly paying, we would look at this risk. If she was genuinely paying and she
could afford to pay arrears and rent she might get a property.’
When asked whether people can be housed with former rent arrears, one landlord replied:

‘Yes, completely. We do. We have a chat, we go through the circumstances. Do you
need any support etc.? The person needs to discuss a repayment plan. For us, for former
tenant arrears, there is no minimum level which needs to be in place. It is a contribution
that needs to be paid – for some people it is £20 per month, for some it is £2 per week. It
is a conversation. Rent arrears can be out of people’s control. Employment changes etc...
I would like to think that in social housing we all act in that compassionate way; look at
what happened that led to that situation and look at what you need right now to have a
successful tenancy this time as opposed to an exclusion. So it would be a disservice to tell
people that you aren’t responsible for former tenant arrears.’
Another landlord stated:

‘We could be more flexible around outstanding arrears. If you have any former tenant
arrears of over £300 we would look to not accept your application. But I can’t help but feel
that we need to be a bit more flexible around that.’
Former rent arrears can be a significant obstacle to enabling some people to access social
housing in Swansea. Examples of different potential approaches to reducing this obstacle are
giving people tenancies without needing to have paid off arrears (but starting an affordable
repayment plan when a tenant moves in), or writing off a substantial proportion of former arrears
by, for example, agreeing to meet tenants halfway.
Recently, Housing First has been adopted in Swansea and elsewhere in Wales.11 There are at
least 20 social housing properties in Swansea which are initially being provided for Housing First.
A Housing First housing management charter in Wales has been agreed by housing associations
and stock-holding local authorities that provide Housing First properties, Community Housing
Cymru and Cymorth Cymru. It contains the following approach to rent arrears and historical debt:
Historical arrears – We will consider writing off historical arrears entirely. Where this is not
possible, we will encourage the use of individualised budgets and work with the relevant local
authority to source funds to reduce or clear any historical arrears. Where historical arrears cannot
be cleared in full; a reasonable, affordable and achievable payment plan will be created for the
outstanding balance. We will not prevent allocations as a result of outstanding arrears.

11 Housing First is housing (and the offer of holistic support) for people who have a repeat pattern of living in hostel
accommodation and/or rough sleeping or repeatedly needing to access emergency accommodation. As well as
housing difficulties, many people in this situation may face additional challenges such as mental health issues,
substance misuse/dependency, former rent arrears and traumatic life experiences.
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Historical debt – We will consider writing off historical debt for damages, legal fees or other
similar charges entirely. Where this is not possible, we will encourage the use of individualised
budgets and work with the relevant local authority to source funds to reduce or clear any
historical debt. Where historical debts cannot be cleared in full; a reasonable, affordable and
achievable payment plan will be created for the outstanding balance. We will not prevent
allocations as a result of outstanding debts.12
The Housing First approach of not preventing allocations as a result of outstanding rent arrears
or debts raises the question of whether this approach could be adopted for all applicants for
social housing.

Former anti-social behaviour
All of the landlords consider former anti-social behaviour as a potential reason for excluding or
restricting applicants from being allocated housing. All landlords consider situations on a case
by case basis; some will look to exclude altogether if there has been evidence of anti-social
behaviour within the last five years, whilst others will consider a new tenancy provided support
is in place.
One respondent reinforced that anti-social behaviour is considered on a case by case basis:

‘People move on and people change. We are not going to hold things against people for
ever and a day. And for everything over five years we wouldn’t even look at anyway’.

The need for applicants to demonstrate they can sustain a
tenancy
Before allocating a property all of the landlords assess whether the applicant is likely to sustain
their tenancy with or without support. The assessment involves considering previous tenancies,
affordability of the new tenancy and ensuring that any support that is required will be in place.
The approaches to the assessment vary with information being gathered through phone calls,
home visits and meeting people in the landlord’s office. Coastal undertakes home visits to obtain
as detailed a profile as possible of the applicant’s history and circumstances (including credit
checks); Family seeks ways to minimise the risk of tenancy failure by working with applicants
before allocating a property to identify any tenancy support needs (followed by an initial home
visit six weeks after tenants move in and the offer of tenancy/finance support during the tenancy);
and Pobl completes a ‘Tenancy Sustainment Assessment’ which could result in applicants being
suspended from applying for housing for up to a year.
One tenant explained his experience of a home assessment visit:

‘What can you afford, why you want to move, what your circumstances are. Have you been
with them before, or other housing associations? Any anti-social behaviour, trouble etc., bad

12 Source: Cymorth Cymru ‘Housing First Charter for social housing providers in Wales’
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credit. They say that it won’t matter but they’ve got to ask. If you’re working or not. It was
pretty good, I found it ok.’
One tenant talked about the assessment process as ‘OK. Little stressful, felt like a job interview.
But staff nice enough’ and she felt everything was explained to her clearly and she was able
to ask questions. She explained that the housing association had offered help with all the
paperwork and supported her by ensuring her Housing Benefit claim was set up correctly.
It is common practice for social landlords to check that people are ready to manage a tenancy,
but this approach can lead to some applicants not being allocated a property because they are
not ‘tenancy-ready’. This raises the issue of whether there should be a rethink about being fully
tenancy-ready and giving more attention to ensuring that holistic support is available to help
people to maintain a tenancy, as in the case of Housing First and the ‘rapid rehousing’ ethos:
both these approaches strongly emphasise that anybody can sustain a tenancy as long as the
right support is in place.
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Chapter 7: The consequence of
turning down offers of a home
Key points
The landlords penalise applicants on their waiting lists who turn down offers of accommodation
by limiting the number of offers they can receive, temporarily stopping them reapplying for
housing or lowering the points they are awarded when reapplying
Coastal’s choice based approach to lettings does not involve penalties for turning down offers
The landlords have different approaches to applicants who do not accept ‘reasonable offers’ of a
property. The number of refusals of reasonable offers of housing ranges from one for Pobl (which
results in people not being able to reapply for 12 months) to no restrictions or penalties on people
who turn down offers through Coastal’s choice based approach.
The council makes one suitable/reasonable offer to homeless households. If they refuse this offer
they lose their points for being homeless, but can remain on the council housing waiting list where
they can be given three reasonable offers.

Table 2: Offers of social housing and consequences of turning down offers
Social
Landlord

Number of
reasonable offers
to homeless
households

Number of reasonable
offers to households
bidding for properties
or applying on
housing register

Gap between turning
down reasonable offers
and being allowed to reregister/re-apply

Council

1

3

Immediately

Coastal

N/A

No restrictions on website adverts No restrictions on website adverts
2 (on waiting lists)

6 months (on waiting lists)

Family

N/A

2

6 months

Pobl

N/A

1

12 months

Only Coastal offer choice based lettings which enables applicants to know the exact property that
is on offer. Pobl is planning to introduce a choice based approach in the near future. However,
at present Pobl, Family and the council offer properties to applicants when they come to the top
of the list in their chosen areas. Opportunities to apply for an actual property in a specific road
may reduce the likelihood of people turning down offers compared to applications for a general
property type in a geographical area.
The concept of being penalised for not accepting a property has become common practice
across social housing. It is based on factors such as the unacceptability of properties being
empty for long periods whilst various households view them, potential financial rent losses for
landlords, and potential additional staff time spent on assessments and property viewings if offers
were unlimited. This differs from people’s experiences when seeking private rented housing or
buying a home where there are no penalties associated with turning down a property.
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‘If we feel that the offer meets the customer’s needs – they applied for that area and that type of
property, but they refuse it - then we regard that as a reasonable offer. We tend to stick to the
one offer policy. But we have had customers who when we have gone to the viewing have, for
example, said my perpetrator’s brother lives nearby. We wouldn’t then class that as a reasonable
offer. But in the main it is one offer. We then suspend people for 12 months.’
Some landlords identified their work to try to reduce the probability of people refusing offers.

‘We explain that this is what we have to offer so people know that if they refuse an offer
they refuse it with as much information as they need to decide…It is about managing
expectations and not putting people in a situation where they are refusing offers and coming
off the list.’
‘We register people and tell them their realistic expectations, and what they are likely to be
offered. It is making sure they understand what they are registered for and why.’
There is a significant difference between the most ‘lenient’ approaches adopted by Coastal and
the council and the least ‘lenient’ approach adopted by Pobl. Generally landlords expressed the
view that their reasonable offer policies were the correct approach, despite the marked variations.
In the private rented sector and owner occupier market it is standard practice for people to see
properties on line or in a lettings/estate agent in order to decide the ones they wish to view. It is
expecting a lot of social housing applicants to not be able to see or even know the address of a
property until they are offered it – and then to penalise them if they don’t accept it.
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Chapter 8: Accessing housing
associations’ homes through
referral by the council
Key points
The housing associations offer housing to people who are referred (nominated) to them by
the council
There are some practical difficulties associated with the process which can frustrate applicants
and staff, such as inaccurate contact details causing applicants to potentially lose an
opportunity to be housed, wrong information being given to applicants about the nominations
process, and the need for new application forms to be completed when a household is
shortlisted. These difficulties lead to wasted time and resources for applicants and landlords,
and may be a factor inhibiting some successful nominations
The Housing Act (1996) and the Welsh Government’s ‘Regulatory Framework for Housing
Associations’ require housing associations to offer housing to people who have priority under
local authorities’ allocations schemes. Referrals (or nominations) of households by Swansea
council to housing associations are one of the main methods by which housing associations fulfil
this requirement.
When one of the housing associations has a vacant property it decides whether to allocate it
to a household who applies directly to the housing association or to offer it to Swansea council
as a property for a nomination. The decision to offer the property to the council is determined
by factors such as the percentage of properties it has already allocated via a nomination, and
any issues regarding the area or property that may require a ‘sensitive let’ (i.e. where there may
be very good reasons to restrict lettings to people of a certain age bracket, tenancy history or
other reason).
On receiving details of a housing association’s vacant property the council will send the housing
association a list of names and contact details of households requiring accommodation of that
type in that area. The names can be of households who are homeless or/and households who
are on the council’s housing waiting list. The housing association is not made aware of this
distinction. The names are prioritised by the council, but the housing association decides who is
allocated the property.
Respondents gave mixed views about the practicalities of the nominations process. In particular
there were regular comments about the difficulty of ensuring that applicants’ details are up to
date. There is a large amount of duplicated time and effort spent by staff as each organisation
is collecting, recording, contacting and checking details of many of the same applicants. Staff
reported that a lot of time is spent telephoning people and not obtaining a reply or finding that the
numbers are no longer in use. This was causing significant frustration amongst respondents.
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‘We call them all, but we can have a big problem with nominations – the phone number
is unobtainable, we can’t get hold of them, they have moved address, we have the
embarrassing situation of (people saying) ‘ you housed me last month.’ It is because
the data isn’t clean that comes from the local authority… There are areas for huge
improvement. Clean data – i.e. up to date and correct data. It is absolutely crucial. The
amount of waste is absolutely incredible and that is why officers will be reluctant about
nominations – because they know it is much more work.’
Time is also spent by the housing associations redoing application forms during the
nominations process.

‘We get names and a contact number and details of what property they want in what areas
– that is all the information we get. Sometimes we can’t get through on the phone numbers.
We ring them and say you’ve been referred by the LA and we would like to meet you
regarding possible rehousing. We do another application with them.’
Some respondents observed that applicants may be hearing different messages from different
landlords about how the nomination system operates and, consequently, may have unrealistic
expectations of how quickly they might be housed through the nominations process.

‘We get people who come to us (the council) who have approached a housing association
and they tell us – you’ve got to nominate me. That is a very big misunderstanding...Our
allocations process is based on our assessment and the list position based on their housing
need. We explain that this is how the nominations process works, from our perspective...
People sit on our registers who do not want council accommodation. They are purely on
our register because they want to be nominated to a housing association. They feel it is the
only way to access the housing association.’
One respondent raised a wider issue regarding the whole concept of nominations:

‘The council have a long list of people. They should have access to all housing association
properties…I am surprised that housing associations have as much freedom.’
(Support provider)

The housing associations offer significant proportions (approximately 35-50%) of their homes
to people through nominations from the council. However, there appears to be wasted effort
and duplicated work involved in the way the process operates. This can be frustrating for staff,
wasteful of resources, and applicants may have little knowledge or understanding of the process.
It almost certainly results in people missing out on opportunities to be housed, sometimes
because of out of date basic information, such as contact details. There is scope for the
nominations process to operate more effectively to house people with a high priority and to tackle
homelessness.
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Chapter 9: Move-on from
supported housing
Key points
The Move-On Strategy is a formal process whereby people who live in supported housing can
move into independent social housing or private rented housing in a planned way
Applicants in supported housing are able to by-pass the Move-On Strategy by applying direct
to a social landlord
The Move-On Strategy aims to help at least 48 people per year to move from
supported housing
People can wait for over a year to be rehoused after being accepted by the Move-On Panel
Some people find that living in supported housing for long periods whilst they wait for a home
can be very damaging to their mental health and substance misuse issues
People need to be ‘tenancy ready’ in order to be accepted onto the Move-On list
Some staff and residents in supported housing feel that the requirement to be ‘tenancy ready’
should be reviewed as it restricts people’s referral to the Move-On Panel
Some people felt that applicants should be allowed to be present while their case is discussed
The Move-On Strategy aims to assist people who are ready to move-on to their own
accommodation from supported housing by providing them with social or private rented housing.
This, in turn, helps to free up supported accommodation for new people who need it. The
Strategy is implemented by a Move On Strategy Co-ordinating Group. The Group has established
a Move-On Panel whose membership comprises housing providers (social landlords and the
Wallich Private Rented Sector Access Team) and the council’s Tenancy Support Unit. Supported
housing providers and other support agencies refer people to the Move-On Panel.
The social landlords aim to provide a minimum of 48 units of accommodation per year for Move
On, with each landlord aiming to provide one per month. In 2015/16 46 people were housed, 49
people in 2017/18 and 44 people in 2018/19.
There is a significant contrast between the numbers of people accommodated by each landlord
through the Move-On Panel compared to those moving on a priority basis due to homelessness,
where the council plays a much larger role than the housing associations.
The Move-On Panel meets 11 times each year and is chaired and serviced by Swansea council.
Before each meeting support providers can put forward the names and details of people
who they feel are ready to move from temporary supported housing to more independent
accommodation (often with floating/tenancy support or other support). A maximum of 12
people’s details can usually be considered at each meeting.
At the meeting support providers explain why a person should be considered, and answer
questions about the person that could influence decisions on allocating or sustaining a tenancy.
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The person is not present at the meeting. The Move-On Panel decides whether the person is
accepted onto the Move-On list.
The Panel also discusses people who are already on the Move-On list from previous meetings to
see if any properties have become available for them. There is usually a maximum of about 20
people on the list at any one time.
When people’s applications are accepted for allocations by the Move-On Panel, the council
awards them 130 housing needs points, which increases their priority. Former tenant arrears and
anti-social behaviour might however be barriers to social housing depending on the severity of
individual circumstances.
The composition of the households accommodated through the Move-On Panel is predominantly
single people living in hostel and shared supported housing, with a smaller number being women
and children who have experienced domestic violence.

People’s views of the Move-On Strategy
There was general support for the work and concept of the Move-On Strategy Co-ordinating
Group and Move-On Panel amongst landlords and support providers.

‘I think it would be a nightmare if there wasn’t one.’
(Support provider)

‘When it works it is such a good transition. 80-90% of cases go well in a considered way,
and are housed in the area they want. It would be good if more people’s cases could go
through the Move-On Panel. This would help the throughput of people through supported
housing, thus relieving more bed spaces for more people. It would be good to increase the
number people getting housing through the Move-On Panel up to about 100 people per
year. It would be good to have a Temporary Accommodation Move-On Panel that operates
in the same way as the Move-On Panel’
(Social landlord)

However, some people identified shortcomings and suggested improvements to certain aspects
of the process.
Although the cases of 12 people can be presented at each meeting, there are usually between
six and 10 cases heard, due, for example, to support providers not always being able to attend
the meeting, people finding other housing or leaving the supported accommodation.
The process can be a bottleneck: some people had been waiting in supported housing for over
12 months since being accepted by the Panel, whilst others had obtained housing directly from
one of the housing associations rather than waiting to be referred and accepted by the Panel.
Some people had not been put forward to the Move-On Panel because support staff had told
them they weren’t ‘tenancy ready.’ The concept of being tenancy ready is becoming increasingly
questioned as the response to addressing homelessness is moving more to a Housing First and
rapid rehousing approach, where housing is provided quickly and holistic support from a range of
agencies is made available to help people to sustain their housing.
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‘We are asking people in difficult circumstances to prove they are ready for something that
they don’t have. So how can they prove it when they aren’t yet there? What you need is for
the person to have the housing and the right support. So they are ready enough.’
(Support provider)

One person who had moved into a social landlord’s property after living in supported
housing said:

‘They keep telling you, you’re not ready you’re not ready. I was doing everything I could in
the community, I was clean and ready. They can’t keep telling people they are wrong…They
consistently told me I was not ready…just telling people they are not ready, look you need
to build on yourself or something, anything instead of just you’re no ready. It makes you feel
held back.’
(Social housing applicant)

People being referred to the Move-On Panel do not attend the panel meetings themselves,
and so rely on support workers to represent them and answer questions about them. Whilst
recognising that some people may not want to attend the meetings, there were some concerns
that people’s voices may not be adequately heard. One person who was asked what they knew
about the Move-On Panel replied:

‘Haven’t got a clue. They [staff] deal with all that.’
(Social housing applicant)

One support provider commented:

‘There isn’t an avenue for the person to represent themselves... Their voice gets lost.
It is down to an advocate. It is a lot of pressure on support staff…It is a very privileged
environment because we are choosing what happens to someone’s future without their
participation. It is very detached from the person.’
(Support provider)

The length of time it can take to be allocated a home through the Move-On Panel can also be a
big issue.

‘The length of time it takes is a problem. The longer they are in supported housing the more
tenuous their situation can become, because it is more likely to fall down and the person
then loses their place on the Move-On Panel.’
(Support provider)

Some people expressed the significant difficulty and damage of living in hostels or shared
supported housing for long periods whilst waiting for housing through the Move-On process.

‘I have been living in a hostel for a year and a half. It’s hard work…it’s frustrating living in an
environment where people are using (drugs/substances) all the time.’
(Social housing applicant)

‘When I first came here I was smoking heroin here and there. Then it came to the point I
was injecting every single day…. I said how am I supposed to stop taking heroin when I am
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surrounded by users? If I had my own flat I could lock myself away, stay away from it all,
done. Well I know it’s not as easy as that but it would be a lot easier. This place, you got
people knocking your door for fag papers, knocking your door for this and that. It’s hard.’
(Social housing applicant)

However, some respondents talked about the positive outcomes of living in supported
accommodation. One person who was housed through the Move-On Strategy said:

‘I came to Swansea in 2017. I had drink issues, just split with a partner and mental health
problems. I had taken an overdose. I was in hospital for three to four days. I was put in
touch with the mental health team and X (support agency) got me into a dry house. I was
there for one year. I got no connection to Wales at all; I thought it would be a bit of an issue.
But I was in supported accommodation so it wasn’t an issue for me.’
(Social housing applicant)

The council, housing associations and supported housing providers will need to be mindful of
the Welsh Government’s ‘Strategy for Preventing and Ending Homelessness’13 (October 2019).
The strategy includes a shift in focus in relation to some long-established homelessness models.
It states ‘Welsh Government acknowledges the need to move away from the ‘staircase’, earned
rewards, model of service delivery. We are striving to re-shape services around a rapid re-housing
approach - shifting the focus of our policy, practice and resources towards long term housing led
solutions, away from the provision of emergency, temporary and hostel services.’ (p2)
As this strategic direction translates into operational changes over the coming years, it is likely to
have an impact on hostel provision and other staffed static supported housing. The purpose and
function of the Move-On Strategy Co-ordinating Group will need to be considered in light of this
change in focus.
One of the actions in Swansea’s Homelessness Strategy 2018-22 is to ‘Review the Move-On
Strategy and consider options to adopt the process for all temporary accommodation’. During
the review caution will need to be taken regarding introducing any additional obstacles to people
moving quickly from temporary accommodation. It will be crucial to look at ways of supporting
people to move quickly from supported housing and temporary accommodation by reducing
obstacles that unnecessarily delay the process.

13 https://gov.wales/sites/default/files/publications/2019-10/homelessness-strategy.pdf
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Chapter 10: Common housing
register, common allocations
policy and choice based letting
Key points
The social landlords in Swansea do not operate a Common Housing Register or Common
Allocations Policy; Coastal is the only landlord that operates a choice based approach to
lettings which allows applicants to see the properties on line
Although there are mixed views amongst the landlords about whether a Common Housing
Register is required some housing staff expressed strong views against the idea
One advantage of Common Housing Registers can be more accurate and up to date
information, although this could also be achieved without a Register through improvements in
information sharing between the landlords
An advantage for applicants of Common Housing Registers is that there would be one
application form to be completed once to cover all landlords and one applications process.
Information about the progress of applications should be much simpler than needing to
contact all four landlords
Most housing staff saw administrative benefits and increased choice for applicants from a
choice based approach to lettings; however, some staff expressed concern about the need to
ensure that people without internet access are not disadvantaged
Swansea is one of three local authorities in Wales that does not have a Common Housing
Register, although it does operate ADAPT which is a common register specifically for adapted/
accessible housing for people with physical disabilities or mobility issues.
Common Housing Registers are shared registers of people who apply for social housing.
Common Housing Registers often include a Common Allocations Policy, detailing the criteria that
the social landlords have agreed to determine who is allocated properties.
One of the benefits of Common Housing Registers is that applicants only need to register once
to apply for housing and have one point of contact for enquiries, rather than dealing with a range
of social landlords. If people’s circumstances change they only need to inform the organisation
that hosts the Common Housing Register. From a local authority strategic perspective a common
register could also mean a more robust evidence base of housing need.
Disadvantages of Common Housing Registers are potentially removing applicants’ choice of
registering with individual landlords and the need for landlords’ autonomy to be reduced at the
application stage. Developing common registers can also involve a lot of time and resource, and
require collaboration and agreement between partners with different approaches to registering
applicants and allocating homes. For social landlords working across local authority areas,
the different IT systems for allocations may not interface with their own housing management
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system, resulting in significant extra administrative workloads (such as manually inputting people’s
information into systems when offers and allocations are made).
The Welsh Government strongly encourages the development of Common Housing Registers,
and is of the view that having Common Housing Registers and Allocation Frameworks can be
associated with improved co-operation between local authorities and housing associations in
regard to homelessness.14 The Welsh Government regards them as a recommended element in
tackling homelessness.
The earlier references in this report demonstrate different approaches taken by the social
landlords to allocating homes. Consequently, all of the landlords would probably need to change
their current policies if a Common Housing Register and Allocations Policy were adopted. If a
landlord wishes to maintain a level of autonomy in its own policy this could be agreed through, for
example, a ‘local lettings policy’ that could mean occasionally giving priority to particular people
outside of the Common Allocation Policy; for example to create a more mixed community. If a
landlord decides not to be part of a Common Housing Register and Allocations Policy, then this
would not preclude the remaining landlords from adopting one.

Views on a Common Housing Register and Common Allocations
Policy in Swansea
Staff expressed contrasting views regarding the possibility and desire for a Common Housing
Register. Some respondents referred to their positive experience of being part of ones in other
areas and the benefits for applicants. Some respondents referred to the significant resource
implications of introducing a Common Housing Register, and indicated that better information
sharing and closer working arrangements could limit the need to adopt one.

‘From the applicants’ point of view it would be a lot easier if they are given one application
form and then they would be on one waiting list or a nomination by the LA...The
practicalities need to be worked out. For the applicant it should be easier.
(Social landlord)

‘I imagine it is confusing from an applicant’s point of view of knowing who to go to in
Swansea – we all do different things, we all say different things…We did say perhaps we
could all have a standard system – we all need to know what we are all doing.
(Social landlord)

Currently people don’t necessarily know that they need to apply to all four landlords to have the
widest opportunity to obtain a home. Some applicants said that they hadn’t registered with all
four landlords, thus potentially restricting their housing options. Others said that they had needed
support to apply to all four landlords, and some had poor experiences of registering with different
landlords.

‘At [Social Landlord A] there was no connection from one person to another. I just filled in
forms and told I would be called back when I was allocated a worker. I was never called
back for 15 months. At [Social Landlord B] nobody ever wanted to speak to you. It was just
like, here’s what is available, go and have a look.’
(Social housing applicant)
14 https://gov.wales/sites/default/files/publications/2019-03/allocation-of-accommodation-and-homelessnessguidance-for-local-authorities.pdf
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Some other disadvantages were expressed, such as ‘my previous experience of a common
housing register was that relationships got more fractious between RSLs and the LA. The
RSLs were more pulling apart because they had their business agenda and the LA had
theirs.’
(Social landlord)

‘I don’t know whether it (a Common Housing Register) is really necessary – it would be
expensive and a very large piece of work. We could do a lot by working more closely
together and sharing details.’
(Social landlord)

Currently, as names/identifiers of applicants are not routinely shared between landlords, people
can be counted two, three or four times. A Common Housing Register and Allocations Policy
involve one central source of information which could result in more accurate statistics.

‘This would help to see if housing associations are actually housing more homeless
households than our statistics currently show.’
(Social landlord)

We found that some applicants had been housed by a social landlord and had remained on
other landlords’ databases. This was due to applicants not informing the other landlords, and
landlords not sharing the information with each other, resulting in staff spending time contacting
people who no longer need to be on their lists. Each landlord appears to be duplicating time and
effort to contact applicants and collect, record and check very similar details. Some respondents
highlighted this as an important issue, although some expressed caution about the need for (and
work involved in) keeping a central database of information.

‘People holding masses of information about medical needs, circumstances, income,
benefits, and holding that and keeping it up to date is tricky and very wasteful when it is only
useful if you have an empty property that the person actually wants. If there was a central
point where people could put their details and what they are looking for and we can upload
properties and they can say yes or no about their interest in them…if that could be shared
wider that would be good. But we don’t want masses and masses of data on shared
systems that need to be updated. It becomes an industry in itself.’
(Social landlord)

‘We just need to know what each other is doing and have standard Swansea information
– this is how to access housing in Swansea…we all signpost but I think we all signpost
incorrectly.
(Social landlord)

‘I hear staff saying to clients: “Apply to X or Y (social landlord)” We don’t know exactly
what they have available – we might say apply to X (social landlord) for a 2 bed property in
Loughor when we don’t know if X (social landlord) have any 2 bed properties in Loughor...If
we all knew all of the properties that the council and the RSLs have, we could cut down on
some of the traffic going back and for.’
(Social landlord)
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The mixed views amongst of staff regarding Common Housing Registers, the varying experiences
of applicants in searching for housing, the differing policies on allocations, and the strong
encouragement within the Code of Guidance to develop Common Housing Registers suggests
that the potential adoption of a Common Housing Register and Common Allocations Policy
should be given full and proper consideration in Swansea. Any move towards introducing a
Common Allocations Policy should be based on increasing accessibility to social housing,
including minimising restrictions, exclusions and suspensions.

Choice Based Lettings
Choice Based Lettings involves applicants for social housing being able to choose whether
to apply for a specific property when a vacancy occurs. Coastal is the only landlord that has
adopted a fully choice based approach in Swansea through its own website and the rightmove
website. Pobl has decided to introduce Choice Based Lettings in the near future. When Coastal
advertises a property, applicants can express interest (or ‘bid’) for it. They can see photographs
and read descriptions of the property before deciding whether to bid. This approach usually
enhances choice as people only bid for properties that they would like.

Table 3: Examples of positive and negative aspects of Choice Based Lettings
Examples of positive aspects of
Choice Based Lettings
V

Choice – people can see addresses,
photographs and descriptions of individual
properties to help them to decide whether to
express interest (bid)

V

Increased transparency when advertised
– applicants can see the characteristics of
households that are eligible to apply (e.g.
household size)

V

Increased transparency after allocation - details
can be provided of the number of bids, the
‘banding’ of the applicant who was allocated
the property

V

Help to identify strategic issues – e.g. level of
demand in different areas. This can inform the
need for new build, rationalisation, regeneration

V

Staff can usually devote more time to allocating
and letting properties than to enquiries from
people about their applications

Examples of negative aspects of
Choice Based Lettings
V

Difficulty ensuring that everyone has an equal
opportunity to bid – fair systems need to
be in place to ensure that people without
internet access/low literacy skills etc. are not
disadvantaged, which in practice could be hard
to achieve

V

Real choice is limited due to an under supply
of properties – some applicants may feel
compelled to bid for whatever will enable
them to get a property quickly (which may be
unsuitable)

V

Some applicants stop bidding due to their
perceived low chances of obtaining properties
despite their need for social housing – thus
reducing their chance of being housed and
misinforming strategic decision making

V

Adverts are sometimes inaccurate, or/and have
poor level of detail and poor photographs – this
can reduce applications and waste time for staff
and applicants

V

The concept of sanctioning people for
refusing ‘reasonable’ offers conflicts with the
principle of choice
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There was a range of views expressed about Choice Based Lettings.

‘In [X local authority] there is Choice Based Lettings. This is the best system. We find that
refusal rates are right down because people are seeing what they are bidding for. Initially I
was concerned that elderly people, and people who are vulnerable wouldn’t access it. But it
is working fine. As a landlord the turnaround of housing is much quicker, and people know
what they are having.’
‘With Choice Based Lettings it has value in cutting out waste...you are only applying for the
property that you want. But if you are vulnerable or you miss the advert you might miss out
on the perfect property for you. The downside for me is that those who are most in need
may not get an allocation through Choice Based Lettings.’
‘Choice Based Lettings is more focussed on cutting out the waste on the allocations side of
social housing rather than the assessment side.’
‘X local authority has Choice Based Lettings. We have seen an improvement at the front
line, but I would query if it is accessible for everybody. It has reduced our void times, it is
easier to administer.’
At a time of a shortage of affordable housing and a high demand, it is essential that a choice
based approach does not lead to anyone losing opportunities to obtain social housing,
particularly people in greatest need who may be the least able to exercise choice due to poor
literacy, internet access or ability to navigate complex systems.

Examples of trying to combine choice based lettings,
need and mixed communities
1. Home Options Newport (Common Housing Allocations Policy)
https://www.homeoptionsnewport.co.uk/
Home Options is a partnership between Newport City Council and social landlords in Newport. It
is hosted by the council. It is the mechanism by which people obtain social housing in Newport.
Properties are advertised weekly on the Home Options website. For people who have difficulties
in making selections themselves, the system will make selections on their behalf, or a support
worker can select for them.
When people apply to be on the Common Housing Register they are assessed and placed into
one of four bands (A-D) depending on their circumstances and level of need for housing.
Properties are advertised between the four bands as follows:
Band A – 30%
Band B – 30%
Band C – 30%
Band D – 5%
The remaining 5% of properties are set aside for people living in supported housing
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Usually only people in the appropriate band can bid for housing that is advertised for that band.
Home Options Newport Common Housing Allocations Policy:
https://www.homeoptionsnewport.co.uk/Data/Pub/PublicWebsite/ImageLibrary/CHR%20
Policy%20Revised%20-%20June%202015%20-%20Final.pdf

2. Monmouthshire Homesearch
https://www.monmouthshirehomesearch.co.uk/choice/home.aspx
Monmouthshire Homesearch is a partnership between Monmouthshire County Council and four
social landlords. It is hosted by Monmouthshire Housing Association and is the way in which
people obtain social housing in Monmouthshire.
Properties are advertised on the Homesearch website for between eight and 16 days for people
who have been accepted onto the housing register. Applicants who are unable to bid for
themselves can be placed on the ‘assisted bidding service.’
People accepted onto the register are placed into a Band between 1 and 5 based on
their current housing need, ranging from Band 1 ‘Urgent Housing Need’ to Band 5 ‘No
Housing Need.’
Homesearch operates a quota system that specifies what type of priority (or preference)
applicants will be given for shortlisting. A quota ensures that all groups of applicants are given
a fair opportunity to move under the Homesearch scheme, based on housing need, to support
sustainable communities. When it is considered that the number of properties that have been
allocated to some types of applicant is out of balance, the Homesearch partnership sets a quota
for a period of time. For example in October 2018:
Applicant

Quota

Homeseeker (general needs applicants)

60%

Homeless applicants (owed a Section 75 duty) 25%
Transfer applicants

15%

Monmouthshire Common Housing Allocations Policy:
https://www.monmouthshirehomesearch.co.uk/choice/uploads/AllocationsPolicy2019.pdf
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Chapter 11: The key to the door
During the researching of this report one key question emerged which is fundamental to
determining allocations: Who is social housing for?
Answering this question is the starting point for determining allocations policies.
If social housing is for everyone who needs it, then this is not currently realistic. The lack of
sufficient affordable housing across the housing sector has resulted in there being much more
demand for social housing than the supply available. This leads to a need to prioritise certain
people over others.
If social housing is for people in a range of housing need, then Swansea’s social landlords
appear to be broadly working to meet this approach. There are many competing demands for
housing amongst applicants, and a range of reasons to justify priority such as medical, social,
employment factors and homelessness. Social landlords face challenges in balancing these
circumstances and helping to build communities in which people feel ‘at home.’
If social housing is for people in the greatest need of housing, then aspects of the social
landlords’ collective and individual approaches to allocating housing in Swansea need to be
reviewed.
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Chapter 12: Recommendations
The report has brought into focus some areas that are worth recording as recommendations for
the social landlords and other agencies in Swansea, and the Welsh Government to consider.
Although they are focussed on Swansea they will be relevant to other landlords and organisations
across Wales to consider in their local context.
1. The social landlords must ensure that their policies on former tenancy issues (such as rent
arrears, housing debt and anti-social behaviour) do not create obstacles to accessing social
housing. Social landlords should ensure that all general needs allocations policies adopt
the Housing First principles which promote easier access to housing for people who had
difficulties with former tenancies.
2. The social landlords should move away from assessing the need for tenants to being fully
‘tenancy ready’ in order to move into social housing, and instead put more emphasis on trying
to ensure that people are ‘tenancy supported’ by the most appropriate range of agencies in
their homes.
3. The social landlords should relax their policies on the number of times applicants can
refuse reasonable offers of housing. People should not be penalised for turning down offers
of housing.
4. The council should explore opportunities with the housing associations to allocate more of their
homes to homeless households.
5. The social landlords should collect statistical data in a more unified manner, and should
consider widening the information that is collected to a level such as the CORE social housing
lettings data collection in England.
6. The Welsh Government should introduce a data gathering system such as the CORE social
housing lettings data collection in England. As an immediate step the Welsh Government
should review the data collection on social housing allocations to ensure it is accurate,
particularly for allocations due to homelessness.
7. As part of the review of the Move-On Strategy the council and partner agencies should
address the following issues:
V
V

V
V

V

increase the number of homes offered by each landlord
replace the concept of being fully ‘tenancy ready’ with being ‘tenancy supported’ in line with a
rapid rehousing ethos
create opportunities for the voices of people referred to the Panel to be heard more directly
shorten the length of time between acceptance of applications by the Panel and allocation of
suitable housing
regularly update people who have been accepted by the Panel on when they are likely to be
rehoused.

8. The social landlords should review the system of applying for and allocating social housing
to make it simpler for people. An immediate improvement would be to develop a single entry
point/one stop shop to make it easier for people to apply for social housing.
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Appendix 1
The legislative context for
allocations
Local authorities are guided by the Housing Act 1996 as to what constitutes an allocation.
The Housing Act 1996 states:

Section 159 - Allocation of housing accommodation
(1) A local housing authority shall comply with the provisions of this Part in allocating housing
accommodation.
(2) For the purposes of this Part a local housing authority allocate housing accommodation
when they—
(a) select a person to be a secure or introductory tenant of housing accommodation held
by them,
(b) nominate a person to be a secure or introductory tenant of housing accommodation held by
another person, or
(c) nominate a person to be an assured tenant of housing accommodation held by a private
registered provider of social housing or registered social landlord.
(3) The reference in subsection (2)(a) to selecting a person to be a secure tenant includes
deciding to exercise any power to notify an existing tenant or licensee that his tenancy or
license is to be a secure tenancy.
(4) The references in subsection (2)(b) and (c) to nominating a person include nominating a
person in pursuance of any arrangements (whether legally enforceable or not) to require that
housing accommodation, or a specified amount of housing accommodation, is made available
to a person or one of a number of persons nominated by the authority.
(5) The provisions of this Part do not apply to an allocation of housing accommodation by a local
housing authority in Wales to a person who is already a secure or introductory tenant unless
the allocation involves a transfer of housing accommodation for that person and is made on
his application.
(7) Subject to the provisions of this Part, a local housing authority may allocate housing
accommodation in such manner as they consider appropriate.

Legislation
The Housing Act 1996 and The Housing (Wales) Act 2014 provide the legislative framework in
relation to homelessness and allocation of accommodation. To accompany the legislation the
Welsh Government publishes guidance for local authorities on their functions in connection
with allocations and homelessness. The most recent ‘Code of Guidance for Local Authorities
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on the Allocation of Accommodation and Homelessness’ was issued by Welsh Government in
March 2016. The Code states that ‘decisions on allocations and homelessness should always
take account of the guidance.’ At the time of writing this report the Code of Guidance was
under review.
Housing associations are not subject to the same legislative framework as local authorities
in relation to homelessness and allocations. However, many of the activities discussed in the
Code require joint planning and operational co-operation between local authorities and housing
associations, Local Health Boards, other referral agencies, voluntary sector organisations and
the diverse range of bodies working in the housing sector. The Code states that ‘Housing
Associations should actively work with Local Authorities to help them fulfil this function and
deliver good housing outcomes, particularly as this is a requirement of the regulatory framework
in Wales.’ (Code of Guidance Clause 1.6).
Section 170 of the Housing Act 1996 requires Housing Associations to ‘cooperate to such an
extent as is reasonable in the circumstances in offering accommodation to people with priority
under the authority’s allocations scheme’ (Code of Guidance Clause 1.7). Section 95 of the
Housing (Wales) Act 2014 strengthened the duty for Registered Social Landlords to co-operate
with local authorities. Under this Section of the Act the local housing authority must make
arrangements to the objectives of:
(a) the prevention of homelessness
(b) that suitable accommodation is or will be available for people who are or may
become homeless
(c) that satisfactory support is available for people who are or may become homeless
If a local housing authority requests the co-operation of a Registered Social Landlord in the
exercise of these objectives, the Registered Social Landlord must comply with the request unless
the Registered Social Landlord considers that doing so would:
(a) be incompatible with the Registered Social Landlord ‘s own duties, or
(b) otherwise have an adverse effect on the exercise of the Registered Social Landlord’s
functions.
Requirement to have an allocations scheme
Section 167 of The Housing Act 1996 as abridged by The Housing (Wales) Act 2014 requires
local authorities to have an allocations scheme which can incorporate households who should
have ‘reasonable preference’ and ‘additional preference’ to be allocated housing.
Local authorities have the flexibility to consider each case on its merit in terms of the urgency of
need for re-housing (Code of Guidance Clause 3.30).
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Section 167 of the Housing Act 1996 – Allocation in accordance
with an allocation scheme: Wales [as abridged]
(1) Every local housing authority in Wales shall have a scheme (their ‘allocation scheme’)
for determining priorities, and as to the procedure to be followed, in allocating housing
accommodation.
(1A) The scheme shall include a statement of the authority’s policy on offering people who are to
be allocated housing accommodation—
(a) a choice of housing accommodation; or
(b) the opportunity to express preferences about the housing accommodation to be
allocated to them.
As regards priorities, the scheme shall, subject to subsection (2ZA) be framed so as to secure
that reasonable preference is given to—
(a) people who are homeless (within the meaning of Part 2 of the Housing (Wales) Act 2014);
(b) people who are owed any duty by a local housing authority under section 66, 73 or 75 of the
Housing (Wales) Act 2014;
(c) people occupying insanitary or overcrowded housing or otherwise living in unsatisfactory
housing conditions;
(d) people who need to move on medical or welfare grounds including grounds relating to
disability; and
(e) people who need to move to a particular locality in the district of the authority, where failure to
meet that need would cause hardship (to themselves or to others).
The scheme may also be framed so as to give additional preference to particular descriptions of
people (being descriptions of people with urgent housing needs).

Prioritising and balancing allocations
The Code of Guidance (Clause 3.5) states: ‘The 1996 Act and the 2014 Act provide a framework
for Local Authorities based on the principle that priority for social housing should go to those in
need. The Welsh Government believes that Local Authorities’ allocation schemes should aim
to achieve a balance for allocating housing between: the needs and preferences of applicants;
the well-being of existing tenants; the community as a whole; and the need to make best use
of a publicly funded resource to meet housing need, particularly for those in greatest need
where owner occupation or private rented accommodation are not accessible or sustainable.
In developing allocation schemes, it is the responsibility of each Local Authority to decide,
depending on local housing conditions, how they should discharge their functions under the
Housing Act 1996, Part 2 of the Housing (Wales) Act 2014 and also have due regard to this Code
and good practice.’
The Code also states that ‘it is the Welsh Government’s view that barriers to social housing
should be minimised’ (Code of Guidance Clause 2.44).

Eligibility
Criteria
to apply
for housing

V

V

V

V

V

V

V

V

V

V

V

V

If transferring from a Family HA
property, the existing property
should be in good condition
and to a lettable standard

No debt with Family HA
or if they have, they must
have maintained a payment
agreement for 3 months

Be in housing need

V

need to move for a medical or
support need

Current housing is unaffordable
In addition, applicants must meet
and a Coastal home means a
some (usually at least two) of the
better financial position
following:
In work, soon to be in work,
V no legal right to occupy
recently in work, or on work
their home
based training; and they need
to move to be closer to better/ V home is overcrowded
cheaper transport links for
or too big
work, or access to a child to
V be sharing a bathroom or
be able to work, or need to
kitchen with others who are
leave current home but need
not going to be rehoused with
to stay in area for work
the person(s)
Needs support to
V cannot afford current rent
manage a tenancy
or mortgage
Be under 55 and not own
V current home is in disrepair
property with equity of over
V need to move for employment
£115,000 or have savings
or education
over £100,000

Overcrowding or
under-occupation

Property is prejudicial to health
or welfare

Sharing facilities which is
detrimental to quality of life

Insecure tenure

Over 18 (16 and 17 year olds
in exceptional circumstances)

Be over 16 and have a right to
live in the UK

Applicant criteria:

Need to meet 4 of the following
criteria for general needs housing
V

Family

Coastal

Musn’t be subject to
immigration controls

Anyone over 16 can apply for areas
that are ‘open’ when applying

Supporting documents are required
within 2 weeks

a realistic chance of meeting housing
need with current stock

must be able to move if offer is made

must not have sufficient funds to
provide for their housing needs through
buying a property

must meet criteria of an eligibility
band (based on need – e.g.
medical, domestic abuse, imminent
homelessness overcrowding, under
occupying, poor/ insecure housing)*

Authorised by a manager, except for
‘bedroom tax’ transfers, who are admitted
to this category.

Category A

*Pobl Banding System

If these are fulfilled an Initial assessment is
carried out

V

V

V

V

V

Also all of:

V

V

Pobl

V

V

V

Be in housing need

Open to people with
a local or no local
connection (but people
with no local connection
usually get zero points)

Age 16 or over and have
the right to live in the UK

Swansea Council

APPENDIX 2: COMPARISONS OF ALLOCATIONS POLICIES IN SWANSEA
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V

Local connection, although
non locals considered if they
need to live in Swansea and
meet criteria
V

V

there is a serious risk of harm
if the applicant remained in
current home

current situation means
children cannot live
with parents

Actual or imminent homelessness

Urgent need in cases of
domestic abuse

V

V

V

V

V

V

insecure housing – family / friends/ sofa
surfing/ hostel/ B&B/ caravan or mobile
home/ holiday let/ licence

split household

social / mobility need – to provide or
receive care for dependent relative
or other person : to enable the
applicant or household member to
maintain current employment, take up
firm offer of employment or facilitate
access to current employment: social/
physical isolation for over 55s or other
vulnerable persons

threatened with homelessness

cannot afford current accommodation
due to change of circumstances

poor housing [severe disrepair /
unsanitary conditions / completely
unsuitable to needs]

under occupied by one or more
bedrooms [social housing only]

overcrowded by one or more bedrooms

V
V

medical need

V

must demonstrate one housing need
from Group 2:

Categories C & D

V

V

Urgent medical need

V

V

must demonstrate any ONE housing need
from Group 1:
V

V

Category B

Be in housing need

Open to people with
a local or no local
connection (but people
with no local connection
usually get zero points)

Age 16 or over and have
the right to live in the UK
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sheltered housing only – owner
occupier in unsuitable housing, the sale
of which would generate insufficient
equity to meet housing needs

low income working household with no
current tenancy

sharing any of the following with people
other than your immediate household:
kitchen, bathroom / w.c., living
room, bedroom

split household who have never lived
together and there is nowhere they can
currently live together

low income & lack of savings / equity
V
V

wanting to relocate to different area

private rented & wanting security
[not under notice or threatened with
homelessness]

owner occupier in unsuitable
accommodation & insufficient equity to
meet housing needs

V

V

V

Must demonstrate any of the needs in
Groups 1 or 2, or any one of the needs
in Group 3

Category E - Readily Available
Properties

V

V

V

48 | Allocation of Social Housing in Swansea

How are
applicants
assessed and
prioritised?

How do
people apply

Registers (waiting lists) operate
for homes where there is
a high turnover (e.g. city
centre flats), and for sizeable
developments of new build
properties

Applicants can also phone or
call at the office (in Swansea
city centre)

Most properties are advertised
on Coastal’s website or
Rightmove website. People
express interest and are then
assessed on eligibility and
suitability

V

V

V

V

For people on the register,
applications are held in
date order

Coastal staff then ‘aim to
match people to properties
where the greatest benefit
will be achieved’ i.e. the
greatest benefit to tenants and
communities
V

V

V

Time spent on the list (i.e.
people applying first are
offered a property first). In
exceptional circumstances,
a home may be offered out
of date order where there is
serious risk of harm

Passing an affordability
assessment

Meeting the number of
bedroom criteria

Financial assessments to determine
affordability of current accommodation

Assessing evidence of domestic abuse/
hate crime

Assessing the suitability of current
accommodation in the light of medical
or support needs

A home visit to verify housing
conditions/ overcrowding

From this point, the applicant can be
considered for rehousing. After being
registered, allocation is on date order. Date
order would be over-ridden only if:

V

V

V

V

The assessment could include:

They will then have an interview on the
telephone or in person with a member
of the Customer Service Team, who
will collect basic information about their
circumstances and establish if there is
sufficient housing need to accept the
application

People can complete an application
form on the website, by phone or by
appointment at Pobl’s office on the
outskirts of Swansea (in Llansamlet)

Applicants are invited to the
office for an assessment of
housing need.

V

V

Pobl

Applicants can phone or call at
the office near the city centre
(in Uplands)

Information about properties
available are on the website

Pobl

Family

V

V

Family

Applicants are assessed under Applicants are matched to
homes based on
the eligibility criteria

Initial assessment is by phone
or in person at Coastal’s
Swansea Office

Coastal

V

V

V

Coastal
People can apply online, on the phone or
in person at Housing
Options (in Swansea
city centre)

V

V

V

There is a points based
system to reflect need
in the categories of
temporary or insecure
housing, overcrowded/
unsatisfactory
housing conditions,
medical, social or

People are assessed
for council housing
based on need

Some people are
assessed as being
homeless, and are owed
a duty to be housed if
their homelessness is
not prevented at the
Section 66 or 73 stage

Swansea Council

V

Swansea Council
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Restrictions,
exclusions or
suspensions

the applicant is subject to a Sustainable
Tenancy Assessment which imposes
conditions on the type of property that
is suitable

there was a requirement for a
sensitive let

applicants need a particular type of
property or location, and the over-ride
achieves a sustainable tenancy and the
best match

Already in a Coastal property
without permission

Can buy a home

V

V

False information that affects
application will result in six
months deferred application

Where contact cannot be
made with applicant

Suspension policy

V

V

Already in secure HA/
Council housing

V

Where Family HA has a court
order against a tenant they
will not be accepted onto
the transfer list unless in
exceptional circumstances
which would be agreed by the
Housing Manager

V

V

V

V

Where there is evidence that the
applicant has failed to disclose relevant
information or has attempted to obtain
a tenancy through deception

For one year following refusal of a
reasonable offer

For up to one year as an outcome
of the STA

Temporarily, pending inquiries – e.g.
decision on Sustainable Tenancy
Assessment (STA) or financial
assessment

Applicants will be suspended for the
following reasons:

They look to exclude any
applicant who has, or would have
been, evicted by a social landlord
for Anti-Social Behaviour or
rent arrears.

Can’t usually apply if:

V

Pobl

References are sought from previous
social landlords. If there are rent arrears or
other charges, or breaches of tenancy with
previous social landlord or Pobl within the
last 5 years, they discuss the situation with
the applicant and conduct a sustainable
tenancy assessment

V

V

V

Pobl

Family

Up to five applicants are visited
at home and an applicant
who is the best match for the
property and community will
be offered the property

Family

Coastal

V

Coastal

V

V

V

Must be able to
sustain a tenancy
or have a support
package in place

Applicants who have
former tenant arrears
from a previous tenancy
with any social landlord
(this is reviewed)

Applicants whose
unacceptable behaviour
is serious enough to
make him/her unsuitable
as a tenant

Swansea Council

welfare, tenants who
want to move, and time
in housing need. People
with the highest points
are usually the first to be
offered homes

Swansea Council
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V

V

V

V

V

If arrears with other landlord,
application may be taken if
unlikely that arrears will accrue
in future tenancy and applicant
has agreed payments with
other landlord

Former Coastal arrears should
be cleared or a demonstrable
commitment to clear them

If person is not capable of
maintaining tenancy, support
needs to be in place

Evictions from rented
housing in last five years
due to nuisance, anti-social
behaviour, rent arrears or using
home for illegal purposes
considered case by case. If
future breaches likely, person
is suspended

Refusal of two reasonable
offers means no new
application for six months

Coastal

V

V

Pobl

V

V

V

V

V

There are concerns about the
applicant’s ability to afford the property

The applicant has, or is supported for,
issues related to mental health, mental
capacity, substance abuse, learning
difficulties or other vulnerability that may
affect their ability to manage a tenancy

The applicant or household member
is under the supervision of Probation,
MAPPA, MARAC or PPU

The applicant or household member
has criminal convictions

The applicant has never held an
independent tenancy

STAs will be carried out where:
If an applicant needs support
to manage their tenancy they
V Applicant has current or former rent
will not allocate a property until
arrears/charges to Pobl or another
they are satisfied that support
social landlord
is in place
V There have been breaches of tenancy
Family HA may not consider
or anti-social behaviour by the
applicants who they deem to
applicant or household in current or
have the financial means to
previous social housing
find their own accommodation
V The applicant is under 18

Family

Swansea Council
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Number of
reasonable
offers, and
consequences
of refusing
reasonable
offers

V

V

For waiting list applications,
no more than two reasonable
offers can be refused, after
which the application is
cancelled. No new application
can be made for six months

For applications on the Coastal
or RighMove website people
can apply as many times
as they wish without being
restricted from applying again.

Coastal
V

Two reasonable offers can be
made. After two refusals the
application will be cancelled,
and applicants cannot register
on the list for six months

Family

V

V

V

People are then unable to apply for
housing for 12 months

‘Reasonable’ is defined as the type
and size of property for which the
applicant is eligible; a property within
the areas for which the applicant is
registered; a property which meets the
reasonable needs of the applicant and
their household

Applicants can chose up to three areas.
Applicants and transfer applicants are
made one reasonable offer only

Pobl

V

V

V

A new application will
need to be submitted;
this can happen straight
away and will be valid
from the date Swansea
Council receive the
application

Waiting Lists applicants
receive a maximum of
three reasonable offers
from the Council or a
Housing Association

Homeless households
receive one suitable offer

Swansea Council
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