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MEETING OF SOUTH DUBLIN COUNTY COUNCIL

12th DECEMBER 2005 

Question No.  19
QUESTION:   Councillor Mick Murphy
To ask the Manager to explain what are the new provisions that come into effect when the Council takes over the administration of Social Welfare rents.  In particular will the Council have any role in vetting tenants, is there provisions to cap rents and is there a change to the system to encourage longer periods of tenure?

Reply:

RAS (the Rental Accommodation Scheme) for which South Dublin County Council is one of the lead authorities was recently commenced in the county.  The Council will not be taking over the administration of Rent Supplement which will remain as an income support mechanism for accommodation emergencies and will continue to be administered by the local Community Welfare Officers.

Under RAS the Council will be entering into availability contracts with private landlords whereby the Council will have exclusive nomination rights to the properties for the duration of the contract.  Initially only those who have been in receipt of Rent Supplement for a minimum of 18 months and who have a long-term housing need qualify to transfer to RAS.

There are approximately 3,800 RS recipients in South Dublin of which approximately 3000 are on the Council’s Housing Waiting List.  

The RAS unit will be working its way through these cases over the next three years as they hit the 18 month threshold.

At the end of 2008 the scheme will be reviewed by Government and, if successful, it has the potential to become a very significant element of social housing provision.

The advantages of the Scheme are:

1. Elimination of poverty traps – unlike RS, tenants will be allowed to take up permanent employment.

2. Better standards of accommodation will be enforced.

3. A new Social Housing tenure option.

4. Security of tenure--the Private Residential Tenancies Act provisions apply.

5. Better value for money for the state – RS rent levels will be negotiated downwards in most cases.

6. Should drive tenancy registration and tax compliance.

7. Should assist in eliminating ghettoisation and in attaining better tenure mix and social integration.

Incentives for landlord:

Guaranteed medium to long-term income stream without having to collect rent plus not having to repeatedly arrange for voids to be re-let
Incentives for tenants:

Secure tenure, good quality accommodation in private estates available on medium/long-term basis with the state paying the bulk of the rent.

Incentives for Housing Authority:

An additional accommodation option/stream and control over all Social Housing options in the administrative area.

Dealing with anti-social behaviour
All RAS tenants will be vetted in the same way as council housing applicants.
Landlords will be responsible for dealing with anti-social behaviour even though the local authority has exclusive nomination rights to their property.  The rationale for this is fivefold

1. The incidence of anti-social behaviour in the existing Rent Supplement regime is extremely low.

2. The majority of RAS agreements are likely to be “package deals” where existing properties, tenants and landlords will move as a package from the rent supplement regime to RAS.  In these cases the landlord will have selected the tenant.

3. The Residential Tenancies Act 2004 applies to all tenancies under RAS.  Accordingly, the landlord and the tenant have recourse to the Private Residential Tenancies Board (PRTB).  Tenants who engage in anti-social behaviour will be in breach of their tenancy obligations under the Tenancy Agreement  thus giving the landlord grounds to terminate the tenancy.

4. Housing Authorities have formal vetting arrangements in place with the Gardai, the Area Health Service Executive and the local estate management committees to check the background of prospective RAS tenants.  This process is considered more thorough than the normal meeting between the landlord and the prospective tenant.

5. The Government and Housing Authorities want to ensure the effective implementation of RAS and Housing Authorities will make every effort to ensure that RAS tenants do not engage in anti- social behaviour.  Housing Authorities will have formal agreements with tenants in this regard and RAS tenants will be made aware that engaging in such behaviour could put their future entitlement to all state housing supports at risk.

Rent Levels:
Rents will reflect local market rents.  However, housing authorities are charged with making savings on current rent supplement rent levels.  The rent payable will be the subject of negotiation but rents may not exceed the current rent supplement rent level and a reduction in that rent will be sought in return for:

1. The landlord not having to collect rents for the duration of the RAS contract.

2. The landlord not having to fill vacancies (advertise and interview prospective tenants) for the duration of the RAS contract.

3. The fact that the average yield across the private rented sector is 11 months rent per annum due to vacancies/tenant turnover.

4. The very bankable asset that a guaranteed RAS rent payment represents.

5. Guaranteed prompt payment, in advance, by a state agency.

Tenants rent contributions will be the same as the DR rents for standard Council houses.
Security of Tenure:

The introduction of RAS along with the protections offered under the PRTB will improve security of tenure for RAS tenants.
