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	Carterton  District Council
POLICY ON HOUSING FOR THE ELDERLY 


1.0 INTRODUCTION

This policy which was adopted by Council on 23 September 2009 sets out the Council’s practice in regard to the provision, management and tenancy of housing for the elderly in the Carterton District.
2.0 OBJECTIVEs

The objectives of this policy are:

· To provide clear guidelines on tenant eligibility for persons wanting to live in Council-owned housing for the elderly. 

· To provide clear guidelines for the level of rental and funding of the facilities. 

· To provide opportunities for the Council to investigate alternative options for the management, divestment, or development of housing for the elderly in the District.
3.0 Principles 
The principles underlying this policy are:

· That there is a genuine need for long-term affordable accommodation for the elderly in Carterton and that the Carterton District Council has a role in meeting this need. 

· That the Council’s investment in housing for the elderly will, over time, be self-funding without rates input.   Relevant corporate overhead will be applied to the activity.  Depreciation is recognised as an operating expense.  The funded depreciation will be utilised to fund the ongoing refurbishments of units on a cyclic basis.

· That the Council's housing for the elderly units shall continue to be available for rental at below market rentals for those with limited financial means.

· Any surpluses (or proceeds from divestment) will be applied to retire debt, or retained for future maintenance, upgrades or development of units or considered for any other use which the Council at the time may think appropriate.
In developing this policy, the Council recognises that it is not the only provider of accommodation for the District’s elderly residents.
4.0 DEFINITIONS

"Current Market Rental" is the level of rental the units would attract if exposed to the open market, as determined by a registered valuer.
5.0 Background 

The Council owns a total of 38 units, located in four separate complexes in the Carterton urban area.  The units were constructed during the late 1960s through to the early 1990s with assistance from low interest Housing Corporation loans.

The Porritt Place complex contains 18 bedsit units plus 2 units with separate bedrooms.  All have a kitchen, laundry area and bathroom.

The Dudson Place complex contains 10 units, all with their own bedroom, 2 of which are classed as doubles as their bedrooms are bigger than the rest.  All units have a kitchen, laundry/bathroom and separate lounge area.  They also possess storage sheds.

The Wakelin Street complex contains 4 units, all with their own bedroom, 2 singles and 2 doubles. All contain a kitchen, lounge area, dining area and laundry/bathroom together with storage area.

The Fisher Place complex contains 4 units, all with their own bedrooms.  All have kitchen area, dining area, lounge, laundry/bathroom together with storage area.

None of the units are fully adapted for tenants with physical disabilities.

For all units, the Council provides vinyl floor coverings in the bathroom and kitchen areas, an oven, a wall mounted heater, one smoke detector per unit, nets and curtains and clothes-lines.  All other fittings, furnishings and chattels are the responsibility of the tenant.  Outdoor lawn and grounds maintenance is provided by the Council with the tenant being responsible for the small garden area adjacent to their unit.

6.0 RESPONSIBILITY

The implementation of this policy is delegated to the Manager, Community Facilities. The Manager, Community Facilities has responsibility to initiate regular reviews of this policy.   

7.0 POLICY statement
7.1 Acceptance of an application for units
To be eligible for a unit, prospective tenants must meet the following criteria:

· Age 65 or above and receiving NZ Superannuation from the Ministry of Social Development.  (In the case of couples, it is only necessary for one person to be at least 65.  Should the person aged 65 years or above no longer occupy the unit, their spouse/partner can continue to occupy the unit provided the other criteria apply)
OR if units are available, be at least 55 and in receipt of an invalid’s or other benefit from the Ministry of Social Development.
These criteria shall not apply to existing tenants at the date of adoption of this policy.

· Fully complete the tenant application form.

· Be able to demonstrate they can live independently.

· Have a good tenant history.  The names of two referees must be supplied by the applicant who can comment on the applicant's previous tenant history.  If the applicant has not been in a tenancy situation previously, the names of two character referees must be supplied. 

The acceptance (or otherwise) of applications remains at the full discretion of the Council.  Amongst matters that the Council will take into account in the exercise of its discretion are the following:

Whether the applicant can demonstrate a need for housing owing to 

· The stress of current living circumstances

· The nature of the applicant’s current accommodation

· Desire to live close to family
· The financial means of the applicant and in particular whether the applicant is unable to afford alternative accommodation

· The degree to which, in the view of the Council, the applicant will be able to live harmoniously and in a non-disruptive manner in regard to existing occupiers of surrounding units and neighbours. 

· Preference will be given to applicants who have lived in the Carterton District for at least 2 years or have close relatives in the District.
7.2 Location Options 

An applicant’s preference for any particular location will be taken into account and accommodated where possible.  Tenants can transfer to another Council unit or complex only in extenuating or special circumstances.
7.3 Changes in Circumstances 

A tenant’s eligibility to occupy a unit will be re-assessed if reasonable grounds exist to indicate a change in eligibility status.  
Where it is suspected that there are existing or impending eligibility issues for medical reasons, the Council will in the first instance seek to facilitate the provision of the appropriate social service support.  Subsequently, if the tenant is clearly unable to meet the eligibility on an ongoing basis, the Council will give the tenant notice to vacate.  This is based on the need to protect the interest and wellbeing of the tenant and the interests and wellbeing of other tenants.

7.4 Smoking 
The Council does not support cigarette smoking.  Tenants will not be permitted to smoke within the units from the adoption date of this policy.  This requirement will not apply to tenants who were occupying units prior to the adoption of this policy.  However, for these existing tenants, planned refurbishments of their units will be undertaken only if the tenant agrees neither to smoke in the unit nor to allow others to do so.  
7.5 Animals
Small pets such as a bird or cat are permitted (with the Council’s consent) provided that any such animal must be well behaved, and properly cared for so they do not pose a nuisance to other tenants. 

7.6 Rentals
Rentals for those tenants with low assets and a low income will be subsidised and set at 80% of the current market rental for the particular unit.  Rentals for those tenants above either the asset or income criteria will be at current market rentals.  The market rentals will be updated every two years by an independent registered valuer.
To qualify for subsidised rentals: –

The combined value of the tenant’s assets (excluding a car, furniture and personal household effects) shall be less than $30,000 (single) and $40,000 (couple).  Assets include cash in the bank, investments, shares, trusts, and property.  These asset limits will be adjusted by changes in the Consumer Price Index every two years. 
AND

The tenant’s gross annual income is no higher than 20% above the applicable NZ Superannuation level.
Tenants will pay market rentals unless they can demonstrate that they qualify for subsidised rentals.
Rentals for tenants who were occupying units prior to the adoption of this policy will be progressively increased to the above rentals over a 5 year period. 

Tenants are required to pay a bond of two weeks' rent on acceptance of a unit.  Rent must be paid in advance by automatic direct debit (either fortnightly or monthly).
7.7 Level of Service
It is the Council's intention to continue to provide safe and secure units in a good state of repair.  Improvements will be made to units progressively as funds permit.

The Council will conduct a biennial feedback and suggestion survey of its occupiers to support communication with tenants.
7.8 Marketing and usage
The Council will maintain a waiting list of prospective tenants which will be regularly reviewed and updated.  If a waiting list does not exist the Council will market and promote its housing units to ensure maximum usage.

7.9 Welfare
The Council acknowledges its role as landlord, and as such, will be accessible and diligent towards the general welfare of its tenants.  This will not extend to the provision of social services to tenants as these services are better provided by other professional service providers.  
The Council will endeavour to provide its tenants with the contact information for professional services and service providers.  Council staff will consult with health, social welfare and other professional service providers where tenant concerns or difficulties arise outside of the Council’s expertise.
7.10 Disposal/divestment 
The Council may consider disposing of a complex when the occupancy rate for units is considered unsatisfactory and there is no known interest in tenanting the vacant units.  The Council shall consult with the local community and other elderly housing providers in the District before disposing of any complex.
7.11
Management of Units
The Carterton District Council currently administers and manages the housing units in-house.  The Council may consider alternative arrangements or partnerships for the administration and management of units if it is in the best interests of tenants and is cost-effective.

7.12
Relevant legislation
Residential Tenancies Act 1986
7.13 Adoption

This policy was adopted by Council on 23 September 2009 following public consultation and the hearing of submissions.

Background Information - Housing for the Elderly
Weekly Rentals

Complex

Rentals 

Market Rentals

80% of
2009/10

from Valuer 


market

June 2009


rentals
Porritt Place

$72


$120 / $110


$96

Dudson Place

$85 / $75

$135 / $125


$108 / $100




Lesser amount for smaller units

Fisher Place

$105


$145 / $125


$116 / $100







Lesser amount for flat requiring redecoration

Wakelin Street

$117 / $105

$160 / $155


$128 / $124







Lesser amount for flat requiring redecoration

Other information
1. Accommodation supplement payments may be available from the Ministry of Social Development depending upon individual circumstances.

2. Currently the Council’s Housing for the Elderly activity requires a subsidy from rates of about $53,000 per year.

3. This subsidy is likely to eventually reduce to approximately $15,000.
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