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CANNOCK CHASE COUNCIL 
 

HOUSING POLICY DEVELOPMENT COMMITTEE 
 

1st DECEMBER 2008 
 

HEAD OF PLANNING AND REGENERATION 
 

DELIVERY OF AFFORDABLE HOUSING  
 
1. Purpose of Report 
 
The purpose of the report is to inform Members of the mechanisms currently used to deliver 
affordable housing in the District and the need for affordable housing identified in the recently 
completed Strategic Housing Market Assessment.  Recent policy initiatives announced by 
Communities and Local Government are also identified together with the new opportunities 
provided by Local Housing Companies.  
 
2. Recommendations 
 

2.1 That Cabinet be recommended to: 
 
a) Continue to support the delivery of affordable housing through S106 agreements and sites 
 that are brought forward by Housing Associations. 
b) To continue to provide approved financial contributions to Housing Associations to 
 purchase additional affordable housing properties to meet the Council’s and local housing 
 needs, particularly in the current economic climate, over the next 2-3 years in exchange for 
 agreed nomination rights. 
c) Investigate the possibility of developing a Local Housing Company to meet Council and 
 local housing needs over the medium-long term. 

 
3. Conclusions drawn and Reason for the Recommendations 
 
3.1 The provision of affordable housing is the Council’s number one Strategic Housing priority.  
 The recommendations highlight the mechanisms for delivering affordable housing that are 
 currently being used.  However, to plan for the medium-long term it is recommended that 
 the possibility of developing a Local Housing Company be investigated to ascertain 
 if this would be an appropriate vehicle for the delivery of affordable housing in the future. 
 
4. Key Issues 
 
4.1 There are 1,632 households on the Council’s waiting list (Housing Register) as at 1 April 
 2008.  Council stock at the same date consisted of 5,528 properties. 
   
4.2 Registered Social Landlords had a total stock within the Cannock Chase District at 1 April 
 2008 of 1,378 properties.    
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4.3 The number of households in the District is predicted to rise by 13% between 2006 and 
 2026.  There were 38,794 households in the District in 2006 and this is projected to 
 increase to 44,019 by 2026.  Current proposals in the RSS Phase 2 Revision are for the 
 total number of homes in the District to increase by 5,800 between 2006 and 2026. 
        
4.4 The Strategic Housing Market Assessment for the C3 Housing Market Area of the West 
 Midlands  (covering the authorities of Cannock Chase, Dudley, Sandwell,  South 
 Staffordshire, Telford and Wrekin, Walsall and Wolverhampton) suggests that between 
 2006-2011 there is an annual need for 335 new affordable housing units throughout the 
 District.  This figure is arrived at by comparing the annual backlog need and newly arising 
 need with the annual supply of re-lets as can be seen below:   
        Dwelling Units 
 Annual quota of backlog reduction    120  
 Demand total of newly arising housing need  plus 723  

Annual supply of social sector re-lets   minus 508  
 
Net Annual Housing Need    = 335 

 
4.5 The Strategic Housing Market Assessment also suggests that of the newly forming 
 households expected in the District during 2006-2011, 74% will be unable to afford to buy 
 a property.  The average house price in the District during July to September 2008 was 
 £146,220. 
 
 Information gathered from Estate Agents in the District in July 2008 is summarised below: 

• There is currently less demand for properties, largely due to the lack of ability to purchase 
as a result of the credit crunch 

• There are fewer properties on the market with less potential buyers  

• The reduced availability of mortgages has made it more difficult for first time buyers 

• There is a buoyant private rented market with increasing rents due to higher demand 
 
 During 2007/08 86 new affordable homes were provided in the District in partnership with 
 developers and HAs.  This represented 24% of overall house construction and is one of 
 the highest percentages in Staffordshire.  The main mechanisms for delivering these 
 affordable homes was through S106 sites and sites which were developed exclusively by a 
 HA. 
 
 During 2008/09, the number of affordable housing completions expected through planned 
 development sites is 53 units.  The Council aims to achieve 100 affordable housing units 
 per year by 2010-11 and would like to show improved performance year on year.   
 
4.6 In June 2008 Cabinet further agreed that the available funds could also be used towards 
 the purchase of affordable homes from within the Districts existing housing stock 
 (Existing Satisfactory Dwellings) with our HA partners.   This could result in a contribution 
 of £1.5m towards the purchase of family homes in the District during 2008-2010.  
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 Advanced negotiations with the Housing Corporation have yet to be finally approved but 
 could result in the purchase of 52 additional affordable family homes for rent. 
 
4.7 Investigation into the possibility of a Local Housing Company will help to establish whether 
 this is an appropriate vehicle to deliver affordable housing in the future.
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         Section 1 

1. Background  
 
1.1 The Council’s number one Strategic Housing priority is to provide housing choice that 
 meets the needs and aspirations of all residents.  The Council is committed to the delivery 
 of more affordable housing, not only to meet the growing local need, but also to meet its 
 Strategic Housing Priority, the Local Area Agreement target on affordable housing delivery, 
 the recommendations of the Audit Commission inspection from January 2007, and a 
 commitment to replace Council bungalows being sold on the open market with family 
 housing. 
 
 Housing Associations (HAs) are currently the organisations that build and manage new 
 affordable housing in the District.  They have access to finance, principally through private 
 borrowing but also through grant support from the Housing Corporation and latterly from 
 the Council also. 
 
1.2 The Council’s Strategic Housing Team currently assists HAs in bidding for Housing 
 Corporation funding for the provision of new affordable housing and then ensuring the right 
 tenures, size and quality is delivered to meet local need.  This is either through windfall 
 sites acquired by HAs or on sites where a S106 can secure a proportion of affordable 
 housing on a residential development.  Around 600 new affordable homes have been built 
 in the last 10 years.  The existing stock of some 6,900 affordable homes (which includes 
 Council and Housing Association homes) has seen a net decrease of 900 over the last 10 
 years due to 1,500 Council tenants exercising the Right To Buy their home whilst only 600 
 new affordable homes were built.  The Council’s enabling role has recently been 
 strengthened through the development of a stronger local planning policy on affordable 
 housing, which has lowered the site threshold where affordable housing is required to 15 
 dwellings and increased the proportion of affordable housing required on developments 
 from 25% up to 36%. The 36% policy that is contained within the Housing Choices 
 Supplementary Planning Document is a maximum and allows for negotiation to deal with 
 viability issues. 
 
1.3 During 2007/08 86 new affordable homes were provided in the District in partnership with 
 developers and HAs.  The main mechanisms for delivering these affordable homes was 
 through S106 sites and sites which were developed exclusively by a HA. 
 
 During 2008/09, the number of affordable housing completions expected through planned 
 development sites is 53 units.  The Council aims to achieve 100 affordable housing units 
 per year by 2010-11 and would like to show improved performance year on year.   
 
1.4 Due to the current economic climate fewer development opportunities may arise as 
 developers ‘land bank’ their investments and wait for the situation to improve.  The number 
 of planning applications being received has reduced by 27% (January-August 2008, 
 compared with the same period in 2007).  Developers who have sites already under 
 construction or units that are complete but are not selling have been approaching Housing 
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 Associations to see if they are interested in purchasing a number of units on the site.  This 
 may continue if the economic downturn continues. 
 
1.5 The Council also uses its land holdings to support additional affordable housing, with 
 homes at the sites of the former Cherry Tree and Cornwall Houses, in Hednesford and 
 Brereton due to start on site in October 2008 by South Staffordshire Housing Association.  
 Garage sites within existing Council estates will also be assessed for the potential 
 provision of affordable housing.  
 
1.6 In July 2008 Communities and Local Government issued a paper entitled ‘Facing the 
 housing challenge – Action Today, innovation for tomorrow’.  The document sets out some 
 immediate steps and priorities to respond to both current conditions and long term trends.  
 Some of the most significant measures include: 
 

• a new scheme to support first time buyers into affordable home ownership by renting first 

 and buying later 

• launch of the first local housing companies, ensuring that local authorities once again play 

 a central role in delivering new housing 

• new proposals to deliver up to 75,000 homes in twenty more towns and cities that have 

 secured New Growth Point status, with £100m investment into the schools, hospitals and 

 other facilities the areas will need  

• £510m of Housing and Planning Delivery Grant to provide real help to councils who are 

 taking action to meet housing needs in their area and to reward those putting plans and 

 land allocations in place.  

• confirming that more funding, beyond the £200m already allocated to buy unsold stock 

 from house builders for affordable homes, could be made available to house builders, for 

 properties in the right place, at the right price, and offering good standards 

• new plans to work with housing associations and local government to examine proposals 

 for a wider role for mortgage rescue schemes 

• new consumer information for families at risk from repossession, pulling together all the 

 practical steps homeowners can take  

 The document also highlights a renewed role for local government and identifies a key 
 programme of work over the last year for English Partnerships to work with 14 local 
 authorities to develop the ‘Local Housing Company’ model through a pilot programme.   
 
1.7 In September 2008 CLG released a paper entitled ‘Ensuring a Fair Housing Market for All’.  
 It is a major cross government package of new measures to meet current challenges in the 
 housing market. 
 
 Key aspects of it are: 
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• Offering up to 10,000 first time buyers a chance to get on the property ladder through a 
£300 million shared equity scheme 

• Supporting 6,000 vulnerable homeowners facing repossession to stay in their own home 
through a £200 million mortgage rescue scheme 

• £100 million to support reform and reduce waiting periods for Support for Mortgage 
Interest to help households avoid getting into mortgage arrears. 

• £400 million boost in spending for RSL’s and council’s to deliver 5,500 homes over 18 
months 

• Work with Regional Development Agencies (RDA’s) to support critical regeneration 
schemes that can transform communities 

 
 Further details on these initiatives are yet to be released by CLG. 
 
          Section 2 
 
2. Details of Matters to be Considered 
 
2.1 In November 2007 Cabinet agreed an approach for the use of Council resources to 
 provide financial support for the delivery of affordable housing in the District.  Funds are 
 currently available from S106 commuted sum (£746,754), £2m of capital funding (over 6 
 years) agreed by Cabinet in September 2006 and capital receipts from the sale of Council 
 owned  one bedroom bungalows (£1,624,330 at 30/09/08).  The approach to the allocation 
 of funding agreed by Cabinet in November 2007 is identified below: 
 

• schemes that offer additionality to affordable housing provision on S106 sites; 

• schemes on sites which are being developed exclusively by a Housing Association; 

• schemes that meet the vulnerable housing needs of the District. 
 
 

• £25,000 per dwelling for schemes that offer additionality to affordable housing 
provision on S106 sites – this is based on 50% of the average bid in 2007 to the 
Housing Corporation’s Forward Allocation Pool to access funding from its National 
Affordable Housing Programme 2006-08. 

• £50,000 per dwelling for schemes on sites which are being developed exclusively by a 
Housing Association – this is based on 100% of the average bid in 2007 to the 
Housing Corporation’s Forward Allocation Pool to access funding from its National 
Affordable Housing Programme 2006-08. 

• There is not a limit on schemes that meet the housing needs of vulnerable people in 
the District. These schemes such as extra care housing for the elderly, or specialist 
housing for those with learning disabilities, involve a complex funding model where 
establishing a funding limit would be restrictive. 

 
2.2 In June 2008 Cabinet further agreed that the available funds could also be used towards 
 the purchase of affordable homes from within the Districts existing housing stock 
 (Existing Satisfactory Dwellings) with our HA partners.   This could result in a contribution 
 of £1.5m towards the purchase of family homes in the District during 2008-2010.   The 
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 properties will be managed by the HA and the Council receives nomination rights.  To 
 date, a firm commitment has been made by South Staffordshire HA to purchase 15 
 properties, with a contribution of £40,000 per dwelling from the Council.  The Housing 
 Corporation have confirmed their funding of £20,000 per dwelling. Advanced negotiations 
 are currently on-going with Waterloo Housing Association and Beth Johnson 
 Housing Association.  Waterloo propose to purchase 14 properties and Beth Johnson 23.  
 Following discussions with the Housing Corporation it was suggested that the Council 
 provide £30,000 per dwelling for the Waterloo properties and they would also provide 
 £30,000.  With regard to the Beth Johnson properties, the Housing Corporation would 
 provide £35,000 and the Council £20,000 per dwelling.  Housing Corporation funding has 
 yet to be approved but if these proposals proceed the Council will have assisted in the 
 purchase of 52 additional affordable family homes at an average grant rate to the Council 
 of £28,461 per unit. 
 
 Council funding is linked to nomination rights.  The Council will receive 100% nomination 
 rights for first lets and 75% for second and subsequent lets. The Council will also require 
 RSL partners to produce Local Lettings Plans with the aim of ensuring that the remaining 
 25% of nominations will also benefit local people.   
 
 If a property is sold, either through Right To Acquire or the Housing Association choosing 
 to sell, the grant provided by the local authority and the Housing Corporation would be 
 re-used through the Recycled Capital Grant system to provide another affordable dwelling. 
 
2.3 Local Housing Companies 
 
 The following information is contained within the ‘Local Housing Companies Pilot Guidance 
 Note’ which was published by English Partnerships in November 2007.  It should be noted 
 that this guidance may change to reflect the outcome of the pilot programme and that this 
 model is one of a number of models that could be used to form a Local Housing Company. 
 
 “Local Housing Companies (LHCs) will offer Local Authorities (LAs) the opportunity to 
 become fully active players in the housing market, realising greater potential from land 
 assets by forming joint venture (JV) companies with private sector partners.  LHCs will 
 enable LAs to have more influence over the types of development that come forward as 
 well as provide opportunities to benefit from long term land and property value increases.” 
 
 Benefits of a Local Housing Company as opposed to housing association investment are 
 that the LHC could directly develop and sell homes.  This approach has the potential to 
 provide a much greater return to the local authority in the long term than disposing of land 
 directly to a developer.  Local Authorities can capture a share of increasing land values 
 and be at a stronger point in the centre of the development process.  Quality schemes can 
 be created with wider consumer choice and tenure options. 
 
 The capital input that is being invested by the Council into Housing Associations 
 purchasing properties secures nomination rights but no share in land and property  values. 
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 Local authorities in Leeds, Sheffield, Nottingham, Bristol, Newcastle, Wakefield, 
 Sunderland,  Dacorum, Manchester, Harlow, Peterborough, Plymouth, Wolverhampton 
 and Barking and Dagenham are working with English Partnerships on the pilot 
 programme and four are announcing plans to establish local housing companies. 
 
2.4 The guidance note states that LHCs are JVs between public and private sectors.  Legal 
 work  is underway but it is anticipated they will be ‘off-balance sheet’ private sector 
 controlled separate entities with no impact on LA borrowing or the Housing Revenue 
 Account.  Both the risks and long term investment in the development process will be 
 shared.  With support from English Partnerships, if required, LAs would procure a JV 
 partner  who will at least match the land  value or other equity invested by the LA with an 
 equivalent amount of cash.  The LHC could directly develop and sell homes.  This 
 approach has the potential to provide a much greater return to the LA in the long run than 
 disposing of land directly to a developer or HA.  LHCs can develop new mixed 
 communities and meet specific needs such as affordable and family housing, and will be 
 able to include at least 50% affordable housing. 
 
 Communities and Local Government state that rather than sell land for a one-off profit, local 
 authorities retain a strong interest; benefiting from increases in land values and sales from 
 market properties.  The financial returns can then be reinvested in housing and regeneration 
 outside the Housing Revenue Account system. 
 
2.5 English Partnerships advise that LAs will be financially accountable for any decision they 
 make to enter into an LHC.  Conducting a full options analysis and preparing the business 
 case are essential to ensure that decisions are taken in full acknowledgement of the potential 
 risk involved.  Ultimately the selected structures would require legal, financial and tax sign off 
 in terms of participation in them by the local authority and any other public sector bodies.  In 
 addition LAs need to comply with all current financial, legal and procurement regulations, 
 including  state aid and Best Value consideration.   
 
 Based on the guidance to date and pilot programmes for a joint venture type of Local 
 Housing Company, English Partnerships advise that for a LHC to be successful and to 
 attract private sector investment the LA should have the land capacity for at least 1,000 
 homes.  It is possible to utilise other adjoining public sector land if it surplus to their 
 requirements. 
 
 English Partnerships have advised that they would be willing to visit the Council and  discuss 
 Local Housing Companies if Members would find this useful. 
 
2.6 There is limited land capacity in the District so it will be necessary to explore other types of 

 Local Housing Company solutions to meet the longer term housing needs of this Council and 
 its local community. 

 
2.7 In particular, a number of other authorities have started to set up a form of housing company 

which is wholly owned by the Council and can build or buy housing to offer for rental, sale or 
shared ownership. 
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2.8 Some initial investigation has been undertaken by officers into the potential for Cannock 
Chase to set up such a company, but it is a complex area and further, specialist advice 
would be required before a clear recommendation could be made to members. 

 
2.9 It is thus recommended that Cabinet be asked to consider whether it wishes to undertake 

further investigations in this area.  No budget currently exists for this work, so a 
supplementary estimate would be required. 

 
2.10 In the shorter term it is recommended that the Council can continue to support the delivery of 
 affordable housing through S106 agreements and sites that are brought forward by Housing 
 Associations and invest in Housing Associations to purchase additional affordable housing to 
 meet local housing needs. 
 
           Section 3 
 
Contributions to CHASE 
 
The delivery of new affordable housing will directly contribute to achieving the priorities in the 
approved Housing Strategy 2007-2010.  They will also help to deliver the Council’s top Strategic 
Housing Priority of providing pathways of housing choice and the ‘Housing Vision’.  These two 
elements make a significant contribution to delivering the affordable housing element within the 
CHASE objectives.   
 
          Section 4 
 
Financial Implications 
 
The table below details the Councils current Approved Capital Programme associated with the 
provision of Affordable Housing for 2008-09 to 2010-11, with £1.1m currently unallocated: 
 

Scheme 2008-09 2009-10 2010-11 TOTAL 

     

Affordable Housing 600,000 660,000 740,000 2,000,000 

Contribution to RSL 1,483,330 1,103,670 305,000 2,892,000 

Private Sector Decent Homes 375,000 602,590 600,000 1,577,590 

     

Totals 2,458,330 2,366,260 1,645,000 6,469,590 

     

  
The programme is however dependant on the Capital Receipts received by the Council from the 
sale of vacant bungalows and right to buys and expenditure will only be allocated following the 
receipt of such sales. 
 
No provision exists within current budgets for the undertaking of a feasibility study for the 
establishment of a Local housing company. 
 



  ENCLOSURE 4.11 

The type of company that can be established, its governance arrangements and funding strategy, 
will ultimately determine whether such a company is viable bearing in mind the Councils financial 
arrangements. 
 
The current legislation in relation to both the HRA and General Fund , and the financial implications 
thereafter, necessitates that any company must  ultimately  have  no impact upon the council 
finances and is effectively “off balance sheet “as described in paragraph 2.4 
 
In order that all risks involved with the creation of a Local Housing Company can be identified and 
managed it is essential that further preliminary investigations are undertaken, including additional 
discussions with English Partnerships, to determine all options available and external legal and 
financial advice will be required in order that Members may make an informed decision on whether 
a Local Housing Company is viable for this Council. 
 
Subject to Members wishing to proceed with further investigations it will be necessary to request a 
supplementary estimate from Council, however any costs will need to be carefully managed to 
ensure that the intended outcome remains deliverable and best value is achieved in the provision 
of affordable housing. 
 
          Section 5 
 
Human Resource Implications 
 
There are no human resource implications arising from this report. 
 
          Section 6 
 
Legal Implications 
 
Under s2 of the Local Government Act 2002, every local authority are to have power to do anything 
which they consider is likely to achieve any one or more of the following objects—  

(a) the promotion or improvement of the economic well-being of their area,  

(b) the promotion or improvement of the social well-being of their area, and  

(c) the promotion or improvement of the environmental well-being of their area. 

As a result this power can be used to justify approved financial contributions in housing 
associations if such investment is deemed likely to achieve one of the aforementioned objectives 
and those of the Council. 

The above provision could also be used to justify the exploration of a Local Housing Company 
(‘LHC’). However, it is not possible to provide any detailed legal implications on the proposal to 
investigate the possibility of developing a LHC to meet Council and local housing needs over the 
medium-long term without further information being made available. Any such considerations will 
need to have regard to the legal framework governing such companies.  

Should the investigation into exploring the LHC involve the use of external advisers then an 
appropriate legal agreement should be drawn up to ensure clarity of purpose and outcome. 
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Inevitably, the investigation of a LHC will incur expense and the Council has duty to ensure it 
achieves ‘best value’. In view of the preliminary issues arising with regards the non-compliance 
with the criteria set down by English Partnerships for the creation of a LHC, the Council is more 
likely to discharge its ‘best value’ duty by first seeking a ‘scoping’ presentation on the various roles 
and remits of a Local Housing Company from English Partnerships or a suitably qualified 
organisation or advisor. This will assist the Council in making a more informed decision with 
regards authorising an investigation into the developing of a LHC. 

 
          Section 7 
 
Section 17 (Crime Prevention) Implications 
 
There are no identified implications in respect of Section 17 (Crime Prevention) arising from this 
report. 
 
          Section 8 
Human Rights Act Implications 
 
There are no identified implications in respect of the Human Rights Act arising from this report. 
 
           Section 9 
Data Protection Act Implications 
 
There are no identified implications in respect of the Data Protection Act arising from this report. 
 
          Section 10 
 
Risk Management Implications 
 
Without looking at the options available to deliver affordable housing in the medium-longer term, it 
is possible that affordable housing targets and the needs of the community will not be met. 
 
          Section 11 
 
Equality and Diversity Implications 
 
Agreements with Housing Association providers ensure that they comply with the requirements of 
the Sex Discrimination Act 1975, the Equal Pay Act 1979 (as amended), the Race Relations Act 
1976, the Disability Discrimination Act 1995 and the Race Relations (Amendment ) Act 2000. 
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          Section 12 
 
Other Options Considered 
 
It will be necessary to explore different models of  Local Housing Companies to establish whether 
they offer effective solutions to meet the longer term housing needs of this Council and its local 
community. 
 
           Section 13 
 
List of Background Papers 
 
Cabinet Report 15th November 2007 – Council Support for Additional Affordable Housing 
Cabinet Report 19th June 2008 – Purchase of Affordable Housing from within Existing Stock 


