
 

    

ENCLOSURE 4.1 
 

CANNOCK CHASE COUNCIL 
 

HOUSING POLICY DEVELOPMENT COMMITTEE 
 

20 MARCH 2012 
 

REPORT OF THE HEAD OF HOUSING 
 

TENANCY STRATEGY 
 
1. Purpose of Report 
 
1.1 To consider a proposed Tenancy Strategy. 
 

 
2. Recommendations 
 
2.1 That Cabinet on 19 April 2012 are recommended to agree the proposed Tenancy 

Strategy (attached as Annex 1) and submit this for approval by Council on 27 June 
2012. 

 
2.2 That the proposed Tenancy Strategy is reviewed in two years time. 
 

 
3. Summary (inc. brief overview of relevant background history) 
 
3.1 The Localism Act 2011 places a duty on all local authorities to produce a Tenancy 

Strategy by January 2013. 
 
3.2 The purpose of the Tenancy Strategy is to outline the Councils plans in response to the 

Government’s social housing reforms with regard to its own housing stock and the 
considerations that other Registered Providers should take into account when 
formulating their own policies and letting their accommodation in the District.  A 
Registered Provider is an organisation which delivers affordable housing and must be 
registered with the Tenant Services Authority (TSA).  The only Registered Providers in 
the Cannock Chase area are housing associations. 

 
3.3 The legislation requires the Strategy to cover: 
 

• What kind of tenancies to offer 

• Circumstances in which the landlord will grant a tenancy of a particular kind 

• Where a tenancy is set for a term, the length of term 

• Circumstances where the landlord will grant a further tenancy on the ending of 
the existing tenancy 

 
3.4 The Strategy also outlines the Councils position on the application of the affordable 
 rent tenure in relation to other Registered Providers. 
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3.5 Registered Providers are required to give ‘due regard’ to the objectives in local 

 authority Tenancy Strategies when formulating their own tenancy policies but do not 
 have to comply with them if they do not wish to do so.   

 
3.6 Registered Providers who are active in the Cannock Chase area have been consulted 

 on an initial draft Tenancy Strategy and their responses are attached as Annex 2.  A 
 number (but not all) of the comments/amendments which have been received have 
 been incorporated within a revised draft Strategy where considered appropriate. 

 
3.7  The Housing Policy Development Committee on 14 February 2012 agreed that Cabinet 

 on 15 March 2012 were recommended not to introduce fixed term tenancies for new 
 Council tenants at the present time.  However, at the time of preparing this report, the 
 decision of Cabinet was not known.  The Strategy has therefore been prepared on the 
 basis that Cabinet will approve the Housing Policy Development Committees 
 recommendation, subject to call in. 

 
3.8  The Housing Policy Development Committee will be advised of Cabinets decision at 

 their meeting on 20 March 2012. 
 
4. Key Issues and Implications 
 
4.1 Whilst two Registered Providers (Waterloo and Midland Heart) have already decided to 

introduce fixed term term tenures, other Registered Providers who are active in the 
Cannock Chase area have not as yet determined their policy.  Although the Council 
has until January 2013 to produce a Tenancy Strategy, it is considered that early 
formulation enables the Council to influence the tenancy policies of the Registered 
Providers who have not yet determined their own policies. 

 
4.2 Expectations which are required of Registered Providers with regard to application of 

the affordable rent model and fixed term tenancies are outlined fully in the Tenancy 
Strategy.  Key issues concerning the application of the affordable rent tenure include: 

 

• That affordable rents are set no higher than the Local Housing Allowance. 

• That Registered Providers take local circumstances into account and assess 
the need to set rents at below 80% of market rent to ensure that affordable 
rents are not set at levels which are a disincentive to work. 

• The Council will not support the conversion of social rented properties which 
were provided under Section 106 Agreements to affordable rent. 

• When considering the provision of free or discounted land or grant from the 
Council to Registered Providers, the Council may require the resultant 
dwellings to be provided at social rents and on secure lifetime tenancies. 

 
4.3 Key issues regarding fixed term tenancies include: 
 

• Five years should be typically used as the minimum level for all fixed term 
tenancies. 

• Households receiving long term support linked to their accommodation or have 
properties that have received major adaptations should be granted lifetime  
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• tenancies or a longer fixed term tenancy based on an assessment of their 
future needs. 

• Fixed term tenancies should be renewed unless there has been a change in 
the tenants circumstances to the extent that they are able to afford a different 
tenure or they are under occupying their home by two bedrooms or more. 

 
4.4 The Council is committed to preventing homelessness and do not want to see an 

increase in homelessness due to decisions taken to terminate a tenancy.  The Strategy 
states that Registered Providers should give tenants a minimum of six months notice if, 
following a review, a decision is taken to end the tenancy.  Advice and assistance 
should be provided to secure alternative accommodation including providing advice on 
low cost home ownership options or advice on renting in the private rented sector. 

 
5. Conclusion(s) and Reason(s) for the Recommendation(s) 

 
5.1 The Localism Act 2011 requires the Council to formulate a Tenancy Strategy, covering 

its own tenancy policies and the considerations which other Registered Providers 
should take into account when formulating their own policies. 

 
5.2 Whilst Registered Providers are required to have regard to the Councils Tenancy 

Strategy they do not have to comply with its provisions if they do not wish to do so.  
The Strategy may therefore only have limited influence on the policies of other 
Registered Providers. 

 
5.3 A draft Tenancy Strategy is nevertheless attached as Annex 1 and it is suggested that 

this is recommended to Cabinet on 19 April 2012.  As the Tenancy Strategy will form 
part of the Councils policy framework, it will also need to be approved by Council on 27 
June 2012. 

 
5.4 It is further proposed that the Strategy is reviewed in two years time. 

 
6. Other Options Considered 

 
6.1 There is a statutory duty for a local authority to have a Tenancy Strategy in place by 

January 2013. 
 
7. Report Author Details 

 
Louise Tandy (Strategic Housing Team Leader) Ext 4348 
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SCHEDULE OF ADDITIONAL INFORMATION 

INDEX 

Contribution to Council Priorities  Section 1 

Contribution to Promoting Community Engagement Section 2 

Financial Implications Section 3 

Legal Implications Section 4 

Human Resource Implications Section 5 

Section 17 (Crime Prevention) Section 6 

Human Rights Act Implications Section 7 

Data Protection Act Implications  Section 8 

Risk Management Implications  Section 9 

Equality and Diversity Implications Section 10 

List of Background Papers Section 11 

Report History Section 12 

Annexes to the Report i.e. copies of correspondence, plans etc. Annex 1, 2, 3 etc. 
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          Section 1 
 
Contribution to Council priorities  
 
The formulation of a Tenancy Strategy has been identified as a key action in relation to the 
service aim “Increasing the supply of Affordable Housing” which forms part of the agreed 2011-
12 “Place” Priority Delivery Plan. 
 
          Section 2 
 
Contribution to Promoting Community Engagement 
 
A number of Registered Providers were consulted on the draft Tenancy Strategy and their 
comments have been incorporated into the document where appropriate. 
 
          Section 3 
 
Financial Implications 
 
If the Council decide to provide free or discounted land or grant to registered providers this will 
need to be included in the General Fund Capital Programme.  The cost of the grant will be met 
from capital receipts generated from the sale of vacant one bedroom bungalows from the 
Council’s housing stock.  If there are insufficient receipts to meet the cost of the grant there will 
need to be a separate report to Council to identify alternative funding before the grant can be 
given. 
 
          Section 4 
Legal Implications 
 
The legal implications are set out in the report. 
          Section 5 
 
Human Resource Implications 
 
There are no identified Human Resource implications arising from this report. 
 
          Section 6 
Section 17 (Crime Prevention) Implications 
 
Addressing issues that will assist people in the District to have a “stable” living environment will 
help to combat crime and anti-social behaviour. 
 
          Section 7 
 
Human Rights Act implications 
 
There are no Human Rights Act implications arising from this report. 
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          Section 8 
 
Data Protection Implications 
 
There are no identified implications in respect of the Data Protection Act arising from this 
report. 
 
          Section 9 
 
Risk Management Implications 
 
If the Tenancy Strategy is not approved, the Council will be at risk of not meeting its statutory 
requirements. 

 
          Section 10 
 
Equality and Diversity Implications 
 
The key issues identified in the Tenancy Strategy ensure that the needs of specific groups who 
are vulnerable are recognised and addressed. 

 
          Section 11 
 
List of Background Papers 
 
The Localism Act 2011. 
 
          Section 12 
 
Report History 
 

Fixed Term Tenancies    Housing Policy Development Committee 14 February 2012
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Foreword 
 
Cannock Chase Council remains committed to working with our partners to provide affordable 
homes in a sustainable environment for those in housing need in the District. 
 
Our Tenancy Strategy is intended to provide guidance to Registered Providers in the light of 
the significant changes that are taking place in social housing.  The document also outlines the 
Council’s position regarding the management of our own housing stock. 
 
Thank you to all Registered Providers who provided comments on the Consultation document. 
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1. Introduction 
 

The Localism Act 2011 places a duty on all local authorities to produce a Tenancy Strategy that 
sits alongside the Housing Strategy, Homelessness Strategy and Allocations Policy.  As the 
Council has retained its own housing stock the Strategy sets out both the Council’s plans in 
response to the Government’s social housing reforms and the considerations that Registered 
Providers should take into account when formulating their own policies.   

 
The legislation requires the Strategy to cover: 

 

• What kind of tenancies  to offer 

• Circumstances in which the landlord will grant a tenancy of a particular kind  

• Where a tenancy is set for a term, the length of term 

• Circumstances where the landlord will grant a further tenancy on the ending of the 
existing tenancy 

 
This Strategy will also outline our position on: 
 

• Application of the affordable rent tenure 
 
The Government has made it clear that it wants local authorities to have a degree of strategic 
influence over how affordable housing providers implement the social housing reforms.  
Registered Providers are expected to give ‘due regard’ to the objectives and principles set out 
in local authority Strategic Tenancy Policies. 
 
The Council will have regard to the Tenancy Strategy when determining potential grant funding 
from the Council or providing free/discounted land for affordable housing delivery. 
 

2. Local Context 
 
This section explores some of the key housing issues in the District relating to housing need 
and affordability. 
 
2.1 Rental costs 
 
The current average social rents for both Council and Registered Provider tenants are shown in 
the table below by property type, with an estimate of what the affordable rent would be at 80% 
of current average market rents.  The figures suggest that the rent an RP can choose to charge 
will increase from £47.59 per calendar month for a 1 bed property to £185.00 for a 4 bed 
house. 
 
 

Bed 
Size 

Ave Council 
rent pcm 

Average RP 
rent pcm 

Average 
private rent 
pcm 

80% of market 
rents 
(affordable 
rent) 

Potential 
increase in 
rental income 
pcm 

1 262.43 268.41 395.00 316.00 47.59 

2 302.21 316.20 500.00 400.00 83.80 



 

  - 5 -    

3 317.76 351.48 600.00 480.00 128.52 

4 345.41 395.00 725.00 580.00 185.00 
Source: CCDC/TSA/RightMove 

 
The draft 2011 Southern Staffordshire Districts Housing Needs Study and Strategic Housing 
Market Assessment (SHMA) update found that 23% of existing households and 37% of newly 
forming households cannot afford existing social rents in Cannock Chase. Some 30% of 
existing households and 48% of newly forming households in Cannock Chase would not be 
able to afford an affordable rent of 80% market rent. 
 
N.B. Findings from the 2011 Housing Needs and SHMA Update study may be subject to change as the report is 
currently in draft form. 
 
 
2.2 Property Prices  
 
The average house price in Cannock Chase at Q3 2011 was £139,358 according to the Land 
Registry. House prices in Cannock Chase have typically been lower than neighbouring 
authorities, Staffordshire, West Midlands and England averages.  The graph below 
demonstrates the recent house price levels.  
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The Land Registry figures show that the average house price in the District has remained fairly 
stable since 2009 at between £135,000 and £140,000.   
 
The recovery of house prices has not been as rapid or as positive as seen against the national 
benchmark in the graph above. The Districts average house price at the middle of 2011 
remains at a similar level to that at the middle of 2008. 
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2.3 Housing affordability  
 
Despite house prices remaining stable, buying on the open market is still out of reach for many 
people on low to moderate incomes in the District. The average full time income in the District 
for an individual is £25,770 (ASHE 2010).  This is the lowest in Staffordshire and one of the 
lowest in the West Midlands. This means the average house price in 2011 (Q3 figure) is 5.4 
times the average full time income. 
 
The 2011 Southern Staffordshire Districts Housing Needs Study and SHMA Update carried out 
affordability calculations to assess the proportion of existing and newly forming households that 
could not afford to buy or rent privately in the District.  The report found that approximately 54% 
of the population could not afford to buy in the District. A larger proportion could afford to rent in 
the District, but the market still excludes 37% of households from accessing private rented 
accommodation. 
 
The situation for newly forming households is much worse: 80% of newly forming households 
cannot afford to buy in the District; Rugeley was slightly less affordable with 84% of households 
unable to buy, whilst 79% cannot buy in Cannock. 
 
Private rental accommodation was similarly more difficult to access for newly forming 
households as 63% of households could not afford to rent privately.  
 
2.4 Housing Need 
 
In December 2011 there were approximately 2,450 households on the Council’s housing 
register.  
 
The 2011 Housing Needs and SHMA Update study found that there is a net need in the District 
for 213 affordable housing units per annum. 
 
The SHMA update also found that 37% of existing households in the District were unable to 
afford market housing, either to buy or to rent.  It is much harder for newly forming households 
to access market housing, 63% of households could not afford to buy or rent privately in the 
District. 
 
N.B. Findings from the 2011 Housing Needs and SHMA Update study may be subject to change as the report is 
currently in draft form. 
 
2.5 Housing Tenure  
 
According to 2010 Council Tax Valuation List there are 41,498 dwellings in the District. Census 
2001 data shows that 73% of households either own their property outright or with a mortgage 
or loan.  17% rent from the Council, 3% from a Registered Social Landlord and 5% rent from a 
private landlord.   
 

Tenure Cannock Chase England  

Owned 
Mortgage 
Outright 

S/O 

73% 
46% 
27% 
<1% 

69% 
39% 
29% 
1% 

Social Rent 20% 19% 
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Council 
HA 

17% 
3% 

13% 
6% 

Private Rent 5% 10% 

Other  2% 2% 
Source: Census 2001 

 
In comparison to national levels the District has a higher level of home ownership, of which 
there is a larger proportion of mortgage occupied but less outright occupiers. Social renting in 
the District is slightly higher than the national average, with a larger proportion renting from the 
Council than a Registered Provider. The private rented sector in the District in smaller than the 
national average.   
 

3. Cannock Chase Council Policies 
 

3.1 Fixed Term Tenancies 
 

The Localism Act enables registered providers to let affordable housing to new tenants on fixed 
term assured tenancies as an alternative to “lifetime” tenancies.  The Government consider that 
lifetime tenancies do not take into account how a household’s circumstances may change in 
the future and the change in national policy is to encourage people living in affordable housing 
to move on when their circumstances change or improve.  This would then free up the 
affordable housing for a household in greater need.    At the end of the fixed term and 
depending on the circumstances of the individual household, the following options could be 
available: 
 

• To remain in their existing home or another affordable home, either at a social rent or 
affordable rent 

• To move into the private rented sector  

• To move into homeownership  
 
Cannock Chase Council has retained its housing stock (5,405 properties) and as a social 
housing provider can introduce fixed term tenancies for future lettings to new tenants. 
 
It has however, been decided not to introduce fixed term tenancies at the present time but to 
continue the current policy of: 
 

• Granting introductory tenancies to all new tenants 

• Offering a secure “lifetime” tenancy provided that the introductory tenancy has been 
conducted satisfactorily (i.e. a Possession Notice has not been served for a period of 
12 months or 18 months in cases where an introductory tenancy has been extended) 

 
The Council’s policy regarding fixed term tenancies will be reviewed as part of the Tenancy 
Strategy review in two years time. 
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4. Guidance to Registered Providers on Tenancy Policy 
 
4.1 Affordable Rent  
 
The Government has developed an ‘affordable rent model’ alongside the provisions of the 
Localism Act.  This is intended to increase investment through increased rental income as  
Registered Providers can set rents at up to 80% of the market rent for a comparable property. 
Registered Providers can also re-let a proportion of their housing stock at affordable rent.  
Whilst it is recognised that Registered Providers have already signed their contracts with the 
Homes and Communities Agency regarding their development of programmes for new 
affordable homes there are a number of issues that the Council wish to be considered when 
Registered Providers further develop or review their tenancy policies. 
 
It is the Council’s aim that rent levels in the District remain affordable.  As a result it is expected 
that rents set by Registered Providers for affordable rented properties do not exceed the 
relevant Local Housing Allowance (LHA) rate, applicable for the property at the time of rent 
setting. 
 
Consideration must also be given to setting rent levels at below 80 per cent of market rent to 
take into account local circumstances.  Those in need of social housing are not necessarily in 
receipt of housing benefit but may be in low paid employment.  The Council do not wish to see 
rent levels set that are a disincentive to work and negatively impact on sustainable 
communities.   
 
There is no standard or official definition of housing affordability but research has set the 
threshold of affordable housing costs at between 25% and 35% of household income. The 
following table illustrates the maximum income that is required for households in Cannock 
Chase to afford an affordable rent property at 25% of their gross monthly income. 
 

Bed Size 80% Market Rent pcm Income Required 
1 £316.00 £15,168 

2 £400.00 £19,200 

3 £480.00 £23,040 

4 £580.00 £27,840 

 
Although the average household income in the District in 2011 is £34,218, there are a large 
number of low income households, with over 60% of households earning much less.  23% of 
households earn less than £15,000 per annum whilst 34% of households would be unable to 
access larger family sized properties at 80 per cent of market rent as they earn under £20,000.  
Only 55% of households have an annual income of over £25,000. 

 

Issues for Consideration 

 

• That affordable rents are set no higher than the Local Housing Allowance. 

• That Registered Providers take local circumstances into account and assess the need 
to set rents at below 80% of market rent to ensure that affordable rents are not set at 
levels which are a disincentive to work. 
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• The Council will seek commitments from Registered Providers that a level of 

reinvestment monies generated from the higher rent levels will be utilised to provide 

additional affordable housing in the Cannock Chase area. 

• Vacant Affordable Rent properties should be advertised through the UChoosehomes 
Choice Based Lettings Scheme to ensure transparency and fairness.  Exemptions may 
occur regarding the allocation of specialist housing for vulnerable groups i.e. domestic 
violence refuges or foyer accommodation. 

• The conversion of social rented properties to Affordable Rent will be based on the 
agreed contract with the HCA and those numbers should be shared with the Council 
for monitoring purposes.  Registered providers should also take into account the 
impact of conversions upon the tenure profile and overall sustainability of the 
communities within which they operate. 

• The Council will not support the conversion of social rented properties which were 
provided under Section 106 Agreements to affordable rent. 

• When considering the provision of free or discounted land or grant from the Council to 
Registered Providers, the Council may require the resultant dwellings to be provided at 
social rents and on secure lifetime tenancies. 

 

4.2 Fixed Term Tenancies 

 
The Government believe that social housing should be a step on to other types of housing and 
that tenancies for life offer limited flexibility to respond to local circumstances or make best use 
of housing stock.  The Council recognise that fixed term tenancies will help Registered 
Providers to make the best use of their housing stock but do not wish to undermine the creation 
of mixed and sustainable communities.  It is considered important not to discourage people 
from seeking employment and if the security of their tenancies were linked to them not 
improving their circumstances it could help to create a ‘benefit trap’.   In addition, fixed term 
tenancies may not be appropriate for all tenants, particularly older people and vulnerable 
people e.g. people with learning or physical disabilities or mental health problems who are 
receiving support that is linked to their accommodation.   
 
Issues for Consideration 
 

• Five years should be typically used as the minimum term for all fixed term tenancies. 

• Lifetime tenancies should continue to be used by providers of extra care and sheltered 
housing. 

• Households receiving long term support linked to their accommodation or have 
properties that have received major adaptations should be granted lifetime tenancies 
or a longer fixed term tenancy based on an assessment of their future needs. 

• Fixed term tenancies should be renewed unless there has been a change in the 
tenants circumstances to the extent that they are able to afford a different tenure or 
they are under occupying their home by two bedrooms or more.   

• Advice and guidance on alternative housing options must be given by the provider as 
soon as a decision is made to end the tenancy and a minimum notice period of six 
months should be given. 
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4.3 Facilitating appropriate move-on 
 
The Council are committed to preventing homelessness and do not want to see an increase in 
homelessness due to decisions taken to terminate a fixed term tenancy.  Tenants who have 
had their tenancy reviewed should be given a minimum of six months notice if the provider 
plans to end the tenancy.  Reasons for the decision must be given to the tenant and 
information on their right to appeal the decision. 
 
Registered Providers must provide households affected by the termination of a tenancy with 
advice and assistance to secure alternative accommodation. This could include: 
 

• Identifying more suitable accommodation that meets the households needs within their 
own stock 

• Providing advice on low cost home ownership options 

• Welfare related advice and/or signposting to appropriate advice services 

• Advice on renting in the private rented sector and assistance in identifying and 
securing a suitable property 

 
 
 

 

Ten document jest dostępny na żądanie w twoim języku 
 
 
 
This document can be provided in braille, on audio cassette tape/disk, Large print and in 
other languages on request to Cannock Chase Council on 01543 462621. 



 

     

Appendix 1 
 
Glossary 
 
Affordable housing:  Housing options available to residents who cannot afford to rent or buy 
in the open market.  Options include social rented housing, affordable rent housing and 
intermediate housing solutions such as shared ownership. 
 
Affordable Rent:  Rents offered by Registered Providers of social housing at up to 80% of the 
rent that would be charged if the property were let on the open market. 
 
Fixed term tenancy:  A tenancy with a fixed start and finish date. 
 
Homes and Communities Agency:  The national housing and regeneration agency for 
England, responsible for allocating funding for affordable housing. 
 
Homelessness duty: A local authority owes the “main homelessness duty” when the authority 
is satisfied that a homeless household is eligible for assistance, unintentionally homeless and 
falls within a specified priority need group.  Where this duty is owed, the authority must ensure 
that suitable accommodation is available to the household. 
 
Local Housing Allowance:  The current form of housing benefit paid to people with low 
incomes who are renting in the private sector. 
 
Market rent:  The rental income that a property would most probably command on the open 
market. 
 
Registered Providers:  The term Registered Provider was introduced by the Housing and 
Regeneration Act 2008 and is applied to an English body who is concerned with the provision 
of affordable housing.  A Registered Provider must be registered with the Tenant Services 
Authority (TSA). 
 
Section 106 Agreement:  Legally binding agreements made under Section 106 (S106) of the 
Town and Country Planning Act 1990.  They can include an obligation for a developer to deliver 
affordable housing. 
 
Social rent:  Housing for which guideline target rents are determined through the National 
Rent Regime.  Rents are usually significantly lower than market levels. 
 
UChoosehomes Choice Based Lettings Scheme:  As part of a sub-regional choice based 
lettings scheme the Council maintain a list of people who are registered to express an interest 
for affordable housing in the District. 
 
 
 
 
 



 

     

 
 
          Annex 2 
 
Responses to the Tenancy Strategy from Registered Providers 
 
1. ADULLAM HOMES 
 
Our considered opinion is as follows; 
 
On the whole the strategy is comprehensive and fair and it is evident how much effort has  
been made to take into account the needs of the local population and the changing  
political and economic environment we are all now operating within. 
 
Taking the view that the strategy is designed to meet the larger, general needs aspect 
of affordable housing, rather than specialist housing provision such as Adullam provides 
we would seek to add the following comments to the issues raised for consideration; 
 
• The Council will seek commitments from Registered Providers that a predetermined  
level of the reinvestment monies generated from the higher rent levels will be utilised to  
provide additional affordable housing in the Cannock Chase area  
Response 
In essence we support the principle, however care should be taken when considering  
the impact on smaller specialist providers who simply do not manage the volume of stock to  
generate low management and maintenance unit costs 
  
• Vacant Affordable Rent properties must be advertised through the UChoosehomes  
Choice Based Lettings Scheme to ensure transparency and fairness  
Response 
As a specialist provider we are usually exempt from Choice Based Lettings Schemes; this  
 
allows us to protect provision for vulnerable people and avoid “bed blocking” in   
supported housing by ensuring availability of “move-on” accommodation. 
  
• When considering the provision of free or discounted land or grant to Registered  
Providers, the Council may require the resultant dwellings to be provided at social  
rents and on secure lifetime tenancies  
Response 
The Council has stated its intention to review policy on life time tenancies every  
two years.  However, as a specialist provider with the exception of a small number of  
general needs units our tenants are encouraged to move through our service and  
accommodation units within a maximum two year period generally.  We offer a range 
of licence and tenancy agreements to suit the client group and nature of the service provided, 
in line with our charitable core mission. 
 
 
 
 
 

 



 

     

2. WATERLOO HOUSING ASSOCIATION 
 
Much of what is in the draft is consistent with our thinking in relation to our own approach, but 
there are a number of questions and comments we would wish to make in respect of particular 
sections, which we hope are of assistance.  
 

• In relation to the section in the consultation that states “that Registered Providers take 

local circumstances into account and assess the need to set rents at below 80% of 

market rent to ensure that affordable rents are not set at levels which are a disincentive 

to work”, our query is how it is planned to measure that rents are not  a disincentive to 

work? 

• “When considering the provision of free or discounted land or grant to Registered 
Providers, the Council may require the resultant dwellings to be provided at social 
rents and on secure lifetime tenancies”- our query is that under the current funding 
rules we could not then apply SHG to the same scheme. This may make potential 
schemes unviable unless Cannock were to commit funding as well. The HCA has 
moved away from  the ‘double subsidy’ rule and now positively encourages joint 
funding. The HCA  also has a clear expectation  that they will only fund social rent 
properties in exceptional circumstances so this may also impact on the potential for 
joint funded schemes. 
 
 

3. MIDLAND HEART HOUSING ASSOCIATION 
 

• That affordable rents are set no higher than the Local Housing Allowance. 

Midland Heart supports this and agrees this is a sensible consideration for RP’s. 

  

• That Registered Providers take local circumstances into account and assess the 
need to set rents at below 80% of market rent to ensure that affordable rents are 
not set at levels which are a disincentive to work. 

Midland Heart supports the objective of this consideration but feels there are 
alternative ways to achieve this than just setting rent below 80% of market rent. For 
example, Midland Heart will consider converting Affordable Rent to social rent during 
fixed term tenancy reviews in certain circumstances. Midland Heart will also offer 
households who are seeking work high priority in its allocations policy to access more 
affordable homes. 

 

• The Council will seek commitments from Registered Providers that a 

predetermined level of the reinvestment monies generated from the higher rent 

levels will be utilised to provide additional affordable housing in the Cannock 

Chase area. 

Midland Heart’s bid and conversion commitments have been worked up on the basis of 

the HCA Wider Market Areas.  Cannock Chase falls within the Stoke and Staffordshire 



 

     

WMA.  The allocation includes a provision for as yet unidentified units which could be 

delivered in any of the LA areas within the WMA, at this stage there are no new 

schemes identified within Cannock Chase.  Midland Heart could not guarantee a pre-

determined level of investment unless a development opportunity was identified in the 

LA area. 

 

• Vacant Affordable Rent properties must be advertised through the 
UChoosehomes Choice Based Lettings Scheme to ensure transparency and 
fairness. 

Midland Heart does not feel this is an appropriate consideration for the Strategic 
Tenancy Policy as this is a matter for nomination arrangements. The letting of 
properties is regulated through the TSA National Standards. Midland Heart operates 
across 50 different local authorities so could not accommodate this level of detail in its 
Tenancy Policy. Midland Heart’s Allocations Policy already commits to offering choice 
without specifically referring to individual CBL schemes. Midland Heart wrote to 
Cannock Chase Council in January to advise that from April 2012 it would operate on a 
basis of a 50% nominations arrangement. 

 

• The conversion of social rented properties to Affordable Rent will be based on 
the agreed contract with the HCA and those numbers should be shared with the 
Council for monitoring purposes.  Registered providers should also take into 
account the impact of conversions upon the tenure profile and overall 
sustainability of the communities within which they operate. 

Midland Heart agrees that Tenancy Policies should account for the impact on the 
overall sustainability of communities. Midland Heart is happy to share conversion info 
on the basis that it is accepted that Midland Heart cannot guarantee to use the 
capacity generated within the district.  The regime was never set up to function in this 
way. 

 

• The Council will not support the conversion of social rented properties that were 
provided under section 106 agreements to affordable rent. 

Midland Heart would not support the inclusion of this as it limits the ability to generate 
financial capacity for the development of new affordable homes. The Policy should 
allow for some conversion of s106 homes as long as the overall impact of the 
sustainability of communities has been adequately considered.  

 

• When considering the provision of free or discounted land or grant to Registered 
Providers, the Council may require the resultant dwellings to be provided at 
social rents and on secure lifetime tenancies. 

This conflicts with the objective of the HCA Affordable Housing Programme and is 
likely to limit the amount of new affordable development in the District. This statement 
will also limit the ability to fund new affordable housing development in the district 
using the proceeds of Affordable Rent conversions.  It is also unlikely that any 
additional social rent units will be admitted into the programme by the HCA.   

 

 

 



 

     

 

Issues for Consideration – Fixed Term Tenancies 
 

• Five years should be typically used as the minimum term for all fixed term 
tenancies. 
Agree with this statement. 

• Lifetime tenancies should continue to be used by providers of extra care 
housing. 
Agree with the objectives of this statement. A broader statement “Lifetime tenancies 
should be generally offered where an applicants need for a particular home is unlikely 
to change in the future” 

• Those receiving long term support linked to their accommodation or have 
properties that have received major adaptations should receive lifetime 
tenancies or longer fixed terms based on an assessment of their future needs. 
Please see previous comment, in relation to major adaptations it would not be 
appropriate to offer a life time tenancy if the adaptation is for a family member of the 
tenant. The family member may move to independent accommodation leaving no need 
for the adaptation within the remaining household. 

• Fixed term tenancies should be renewed unless there has been a change in the 
tenants circumstances to the extent that they are able to afford a different tenure 
or they are under occupying their home by two bedrooms or more.  
Agree with this statement. There are other circumstance that may be used e.g. 
possession proceedings are in progress or about to start for tenancy breaches, or the 
tenant does not engage in reviewing their personal circumstances. 

• Advice and guidance on alternative housing options must be given by the 
provider as soon as a decision is made to end the tenancy. 
Fully support this statement. 

 
Facilitating appropriate move-on 
 
Fully support the inclusion of this section. 
 
4. HOUSING PLUS 
 
Overview 
Good to see a local authority tenancy strategy well in advance of the deadline to produce one 
required by the Localism Act. This is very helpful for providers in shaping and influencing their 
own strategies and policies. 
 
The draft Strategy is well informed with relevant data and strikes a pragmatic balance between 
guidance and prescription. A two year review period is also pragmatic as this allows time for 
the national policy picture to stabilise and learning from initial operation of the Strategy to be 
reflected upon. 
 
It is clear that the Council wishes providers to focus on affordability and meeting housing, which 
is strongly supported. We also strongly support key elements of the Strategy: 

� Keeping rents within Local Housing Allowance 
� Keeping rents within reach of those in low paid employment 
� A minimum five year fixed term tenancy 
� Lifetime tenancies for older people and vulnerable groups 



 

     

� Appropriate advice and support at the end of a tenancy 
 
Detailed Comments 

Section Comment 

3.1 Rental Costs Suggest emphasis that registered providers can choose to charge 
upto 80% of market rent if they wish to do so and have agreement 
from the Homes and Communities Agency (HCA). Otherwise it looks 
like providers can charge higher rents at will. 
 
It would be helpful to have a column in the table that shows the 
potential increase between the average provider rent and the 80% of 
market rent. This will reinforce the important point being made about 
affordability. 
 
It would also be helpful to state the data source of the statistics. 
 

3.2 Property Prices Delete word “hovering” when describing house prices. 
 

3.5 Housing Tenure Not sure that the smaller than national average private rented sector is 
a direct result of the Council still being a landlord. Suggest just make 
the comment that private rented sector is smaller than national 
average. 
 

4.1 Fixed Term 
Tenancies 

Suggest delete word “secure” and just say “lifetime” tenancies in first 
paragraph to avoid any confusion between secure and assured 
tenancies, both of which can be for life. 
 

5.1 Affordable Rent 
 

Strongly support approach in this section, particularly focus on 
affordability and setting rents not exceeding Local Housing Allowance 
(LHA). We would argue that the LHA should be a maximum and that 
providers must also take account of overall living costs (fuel, food, 
transport etc) when setting rents. A specific example is that average 
energy costs have risen over 30% in the last two years and this has a 
significant impact on incomes. 
 
There should also be reflection of the current and future restrictions on 
welfare benefits (such as introduction of Universal Credit) and the 
impact these are having and will have on incomes. 
 
Agree with all issues for consideration, particularly the exclusion of 
Section 106 housing from conversion (this will need to be positively 
reinforced in planning policy, permissions granted and Section 106 
documentation). However, would ask that: 

� There is some guidance on when and how the predetermined 
level of re-investment from higher rents is determined and that 
it can be reviewed periodically. 

� Providers, such as ourselves, who are well aware of the 
importance of affordability and have chosen not to convert any 
existing tenancies to higher rents, and so will not have 
additional resources to invest, are not penalised in any future 



 

     

land or grant allocations. 
� Some consideration is given to flexibility around long term 

fixed tenancies (10 – 15 years) for family accommodation to 
help address underoccupation when children leave home. 

 

5.2 Fixed Term 
Tenancies 

Agree with the importance of developing and maintaining sustainable 
communities and the recognition that fixed term tenancies will not 
benefit everyone. 
 
Agree with all issues for consideration and would suggest: 

� Add sheltered housing and other vulnerable groups to 
extracare housing as continuing to receive lifetime tenancies. 

� Give some example of vulnerable groups (for example, people 
with mental health problems, learning disabilities or physical 
disabilities). 

� A minimum notice period of 6 months to end a fixed term 
tenancy is stated. 

 
The Council uses introductory tenancies and may want to consider 
guidance to housing providers on their use. If providers are 
encouraged to use introductory or probationary tenancies this will 
provide some consistency between different landlords and also help 
deal with anti social behaviour within communities. 
 
Would comment that it may be difficult to identify and assess how or 
when a tenant’s circumstances have changed. This may well require 
investigation and a framework for decision making. 
 
Would also comment that it may be useful and informative for the 
Strategy review to establish the average length of tenancy for different 
types of Council accommodation. This is an exercise that we are 
undertaking and the results will help inform our thinking. 
 

5.3 Facilitating 
Appropriate Move On 

Agree with the commitment to preventing homelessness and the 
issues for consideration. Our Housing Options approach fits well here. 
 
Would suggest that add an aim to identify support packages with 
social care and health and/or the voluntary sector to assist with move 
on. 
 

Resident Consultation It would be helpful to see what resident consultation has taken place 
(or is planned) for the Strategy and what this is showing. 
 

 
 
 
5. SANCTUARY HOUSING ASSOCIATION 
 

1 Sanctuary supports the overall vision of the strategy, our aim as a social housing provider 
is to support thriving and sustainable communities.    



 

     

 

2 Sanctuary would welcome a strategic document for Cannock Chase as we manage a 
sizeable stockholding within the area. 
 
Subject to the restrictions of our own business needs we do support the objectives of the 
consultation document with some qualifications.  We fully accept the need for decent 
accommodation that people can afford, however we also acknowledge that the 
introduction of Affordable Rents (AR) will inevitably mean tenants are expected to pay 
more for their homes. We will continue to implement thorough pre - tenancy checks to 
assess ability to pay and maximise income.  
 

3 The consultation document is clear on the strategic context. We believe that reference to 
the welfare reform act as it progresses through parliament needs to be 
addressed/referenced in the final document.   
 

4 For fixed term tenancies 5 years is the right length. We also support longer fixed term 
tenancies if circumstances dictate. Agree that ongoing review of fixed term tenancies is 
crucial and support the minimum 6 months period prior to tenancy end. We support the 
criteria under which a fixed term tenancy would not be renewed. When fixed term 
tenancies do come to an end we don’t believe that in every circumstance RPs will be able 
to re-house in their own stock, we support a collaborative approach amongst all providers 
with regard to this so that best use of all stock is made. We will need to consider rent 
deposit guarantee schemes as part of our wider advice and assistance support. We 
support tenure conversion where it is appropriate to do so. We believe that the package of 
advice and assistance available ought to include the local authority housing options 
teams. We need develop our own tenancy strategy that will cover fixed term tenancies, 
advice and support to include an appeals process.  
 

5 Sanctuary supports the approach that new homes should be let at Affordable Rents (80% 
of market rents) with exclusions such as specially adapted new builds for disabled 
residents.   
 

6 Exceptions for conversion to AR in addition to Extra Care would be sheltered properties, 
management transfers, downsizer properties and properties with disabled adaptations.  
Every other property would be considered in order to meet our business needs. For 
affordability (see 2 above). We support dialogue with our local authority partners on AR 
conversions to ensure equity across the stock by size and location, however as a national 
provider we cannot guarantee that income generated from AR will be re-invested in the 
area it was raised.  
 

 
 


