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CANNOCK CHASE COUNCIL 

CABINET 

18 JANUARY 2007 

REPORT OF THE DEPUTY CHIEF EXECUTIVE 

RESPONSIBLE PORTFOLIO LEADER:  SOCIAL INCLUSION AND HOUSING LEADER 

IMPROVING THE DWELLING MIX OF THE SOCIAL HOUSING STOCK 

1. Purpose of Report 

1.1 To consider the disposal of certain vacant one-bedroom bungalows to improve the mix of 
dwellings within the social housing stock in the Cannock Chase District. 

1.2 To review the Council’s current lettings policy regarding the allocation of bungalows to owner-
occupiers with a medical need. 

1.3 To consider the voluntary sale of certain one bedroom bungalows to sitting tenants. 

2. Recommendation 

2.1 That in order to improve the mix of dwellings within the social housing stock in the Cannock 
Chase District and, increase the availability of accommodation for families, Council on 24 
January, 2007 be recommended:- 

(a) That vacant one-bedroom bungalows built before 1970 which have been offered and 
refused once are sold on the “open market” in accordance with the General Consents 
issued under the Housing Acts 1985 and 1988. 

(b) That on estates where similar one-bedroom bungalows were built before and 
immediately after 1970, all such vacant bungalows be offered for sale following one 
offer and refusal as detailed in the schedule attached as Annex 1. 

(c) That the vacant one-bedroom bungalows are disposed of for owner-occupation, either 
directly or following repair and improvement work on terms and conditions agreed by 
the Head of Planning and Regeneration. 

(d) That any potential sales to Registered Social Landlords for continued renting or to 
other organisations who wish to provide rented accommodation to households with a 
special need are considered by Cabinet, following receipt of further reports. 

(e) That in order that 100% of the capital receipts from the sale of vacant one-bedroom 
bungalows can be utilised for investment purposes, that Council determines that the 
proceeds are used for the provision of affordable housing including improvements to 
the Council’s housing stock. 
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(f) That a proportion of the capital receipts which are received from the sale of vacant one 
bedroom bungalows are used to provide grant funding to Registered Social Landlords 
to facilitate the provision of alternative, replacement social housing. 

(g) That Cabinet consider a further report regarding the form of the replacement social 
housing and the process for selecting Registered Social Landlord development 
partners. 

(h) That the £2,949,000 investment deficit in Housing Revenue Account Capital recourses 
forecast for the period 2007-2013 is met from the balance of estimated capital receipts 
which will be available, following the provision of grant funding to Registered Social 
Landlords. 

(i) That Cabinet give consideration to the options for further improving the Council’s 
housing stock through the use of the remaining balance of estimated capital receipts as 
part of the budget process for 2007-08 and future years. 

(j) That the proposed policy regarding the sale of vacant one-bedroom bungalows and 
their replacement with alternative social housing is reviewed as part of the 2007-08 Mid 
Year Review of the Housing Revenue Account. 

2.2 That Cabinet consider the voluntary sale of one-bedroom bungalows to sitting tenants and 
recommend a proposed course of action for consideration by Council on 24 January, 2007. 

2.3 That the equity limit in respect of the Council’s lettings policy for owner-occupiers with medical 
needs, is increased to £80,000 and is redefined to take account of the equity which would be 
released from the sale of an applicants current home, together with any savings and 
investments. 

3. Key Issues 

3.1 The provision of additional affordable housing and the provision of accommodation to meet 
vulnerable residents (including homeless families) form two of the Council’s agreed strategic 
housing priorities and following consultation have been verified in prime position. 

3.2 In order to help meet these priorities consideration has been given to potential actions which 
make the most effective and efficient use of the Council’s housing stock, as part of the overall 
provision of social housing in the District.  A potential course of action is presented, to address 
the relative “over provision” of one bedroom bungalows and increase the supply of 
accommodation for families. 

3.3 One-bedroom bungalows comprise 24% of the Council’s housing stock, generate 26% of 
annual voids but only 13% of applicants require this accommodation.  In contrast family 
accommodation comprises 48% of the housing stock but only generates 33% of annual voids 
and is required by 45% of applicants. 

3.4 General consents enable the Council to dispose of vacant one bedroom bungalows at their 
“open market” value for owner-occupation, improvement for sale for subsequent sale for owner-
occupation, for renting to households with a “special need” or to a Registered Social Landlord 
when substantial repair works are required. 
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3.5 Any sale criteria that, however, provide a balance between meeting the housing needs of 
applications who require a one-bedroom bungalow with the opportunity to dispose of 
accommodation which is, in general terms, of lower demand. 

3.6 A possible option which provides such “a balance” would be to restrict the sales criteria to any 
one bedroom bungalow which was “built before 1970 and had been offered and refused once”.  
On an estate where similar one bedroom bungalows were built before and immediately after 
1970, all such bungalows would be offered for sale following one offer and refusal.  A schedule 
of one bedroom bungalow estates where vacant one-bedroom bungalows would be offered for 
sale is attached as Annex 1, whilst a schedule of one bedroom bungalow estates which would 
be retained in the housing stock is attached as Annex 2. 

3.7 It is considered that the pursuit of this option would:- 

 (a) Ensure that the Council’s “newer”, generally most popular and higher demand one 
bedroom bungalows were retained in the housing stock. 

 (b) Enable applicants whose needs were best met by an “older” one bedroom bungalow in 
other areas (for example, as a result of the need to live near relatives for support) to 
have the opportunity to be allocated the type of accommodation they require. 

3.8 Subject to adoption of the sales criteria detailed above, it is estimated that some 35 bungalows 
per annum would be available for sale.  Based on an estimated average sale value of £70,000 
this would realise an estimated £2,450,000 per annum or an estimated £14,700,000 resulting 
from the sale of 210 bungalows during the period 2007-2013.  Whilst the sale of any bungalows 
would reduce the amount of rental income received by the Council, the majority of this would 
be offset by a “gain” in housing subsidy and savings in repairs and Decent Homes 
improvement works. 

3.9 The potential sale of 35 one bedroom bungalows each year would increase the number of 
“entry level homes” in the Cannock Chase housing market and this would help households with 
average incomes, who aspire to home ownership, to gain a “first foot” on the housing ladder.  
The bungalows would also provide an attractive and realistic alternative to renting a Council 
bungalow for owner occupiers with a medical need who wish to realise some of the equity in 
their current home or have insufficient equity to purchase the bungalows which are currently 
available in the Cannock Chase housing market. 

3.10 In order to secure these advantages, it is suggested that the potential sale of any vacant one 
bedroom bungalows is restricted to sale for owner-occupation either directly or following repair 
and improvement work by a developer or a Registered Social Landlord.  Any potential sales to 
organisations (including Registered Social Landlords) who wished to purchase a one bedroom 
bungalow in order to provide rented accommodation would be the subject of a separate report 
to Cabinet.  The bungalows would be marketed by a local estate agent and sold on terms and 
conditions agreed by the Head of Planning and Regeneration.  

3.11 Providing that Council makes a determination to use the capital receipts which are received 
from the sale of vacant one bedroom bungalows for the purpose of “affordable housing”, the 
Council can utilise 100% of the receipts, rather than only 25% in accordance with the 
Government’s normal pooling arrangements. 
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3.12 The Council could therefore use a proportion of the total estimated receipts which are 
generated to provide grant funding to Registered Social Landlords to provide alternative social 
housing to “replace” the sold bungalows. 

3.13 It is estimated that each replacement dwelling could be provided with £40,000 of grant funding, 
with the balance of the total cost being financed through loan finance obtained by Registered 
Social Landlord.  Therefore the 210 bungalows which could potentially be sold during the 
period 2007-2013 could be replaced with alternative social housing by providing Registered 
Social Landlords with an estimated £8,400,000 of grant funding. 

3.14 The type of the “replacement” social housing dwellings would reflect the current demand for 
rented accommodation.  This would result in a beneficial change to the mix of the social 
housing stock in the Cannock Chase area, whereby bungalows for which there is generally a 
lower demand, were replaced by alternative accommodation (for example, family housing) for 
which there is a high demand. 

3.15 The Registered Social Landlord could provide the “replacement” social housing through new 
build or the purchase of “existing satisfactory” houses on the open market and would provide 
the Council with nomination rights to all the replacement dwellings.  It is expected that the 
Council would be able to negotiate 100% nomination rights in respect of initial lettings and 75% 
of nomination rights for subsequent re-lets which would be secured through a legal agreement 
with the Registered Social Landlord.   

3.16 Subject to Council’s agreement to the sale of vacant one bedroom bungalows and their 
replacement with alternative social housing by Registered Social Landlords, a further report will 
be submitted to Cabinet regarding the form of the “replacement social housing” and the process 
for the selection of Registered Social Landlords, to whom the grant funding would be provided. 

3.17 The potential sale of vacant one bedroom bungalows would provide an alternative to Council 
accommodation for owner-occupiers with medical needs.  There will nevertheless be a number 
of households, who do not wish to purchase a one-bedroom bungalow, who require a two 
bedroom bungalow, or whose equity, which would be realised from the sale of their current 
home is insufficient to purchase a vacant bungalow. 

3.18 The Council’s lettings policy restricts the allocation of accommodation to owner-occupiers with 
medical needs, to cases where the equality that would be released from the sale of an 
applicants current home is £50,000 or less, and as a result of current house prices very few 
owner-occupiers are eligible Council accommodation. 

3.19 It is therefore suggested that the current equity limit is increased to £80,000 and is amended to 
take account of any savings or investments held by the applicant. 

3.20 The majority of the Council’s one-bedroom bungalows are exempt from the Right to Buy, 
although a small number of sales occur each year in case where the exemption criteria are not 
met. 

3.21 However, if vacant one bedroom bungalows which were “built before 1970 and have been 
offered and refused once” are sold, the situation will arise whereby a one bedroom bungalow 
tenant is denied the Right to Buy, whilst a neighbouring one bedroom bungalow is offered for 
sale on the open market. 
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3.22 A general consent issued enables the Council to dispose of dwellings to sitting tenants on a 
voluntary basis.  The consent allows the Council to either sell the occupied dwelling at market 
value or apply a discount equivalent to that which would have applied if the property had been 
purchased under the Right to Buy scheme. 

3.23 It would therefore be possible to give tenants living in one bedroom bungalows built before 
1970 together with similar bungalows built immediately after 1970 as detailed in Annex 1 the 
opportunity to purchase their homes either at market value or under the same terms and 
conditions, as if they had the Right to Buy. 

3.24 Whilst the sale of bungalows to sitting tenants at market value would maximise the capital 
receipt, the situation could arise whereby a one bedroom bungalow tenant was only given the 
opportunity to purchase their home at the full market value, whilst a neighbouring tenant was 
able to purchase their home at a discount under the Right to Buy. 

3.25 For this reason, Cabinet may wish to consider that any extension of the sale of bungalows to 
sitting tenants is made under the same terms and conditions as if they had the Right to Buy.  
Sales to sitting tenants would therefore be at market value less a discount. 

3.26 It is estimated that 20 bungalows would be sold to sitting tenants each year, the majority of 
which would be at the maximum £26,000 discount.  However, in accordance with the 
Governments pooling arrangements the Council can only utilise 25% of the capital receipts 
received.  As a result, the estimated amount of additional resources available to the Council 
would be £220,000 per annum or £1,320,000 during the period 2007-2013. 

3.27 The estimated additional resources which would be generated are summarised below:- 

 Estimated 
Sales Per 

Annum

Estimated 
Sales 

2007-13

Estimated 
Useable 

Receipts (Per 
Annum) 

£ 

Estimated 
Useable 
Receipts 
2007-13

Sale of vacant pre-1970 one bedroom 
bungalows on the open market 
 
Less Grant to provide replacement 
social housing 
 
Voluntary sale of pre-1970 bungalows 
to sitting tenants 
 
Available Receipt 

35 
 
 
- 
 
 

20 
 
 
- 

210 
 
 
- 
 
 

120 
 
 
- 

2,450,000 *1
 
 

(1,400,000) *2
 
 

220,000 *3
________ 
1,270,000 
________ 

 

14,700,000 *1
 
 

(8,400,000) *2
 
 

1,320,000 *3
_________ 
7,620,000 
_________ 

 
 

3.28 A separate report elsewhere on your agenda considers potential actions to meet the 
£2,949,000 investment deficit in housing capital resources over the period 2007-13 and one 
possible course of action is to meet this deficit from the £7,620,000 of estimated additional 
resources identified above. 
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3.29 Should this course of action be agreed, options for the use of the £4,671,000 balance of 
estimated additional resources would be considered as part of the budget process for 2007-08 
and future years. 
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Section 1 

1. Background 

 1.1 As the Strategic Housing Authority for the Cannock Chase district, the Council has a statutory 
duty to identify key housing issues and to co-ordinate a housing strategy to:- 

 (a) address the key housing issues which have been identified; 

 (b) meet the housing needs of all residents in the Cannock Chase District. 

1.2 The key housing issues affecting the district were set out in a report to Cabinet on 3 November 
2005 as part of the preparation work for a revised housing strategy.  These issues include the 
need for additional affordable housing and a need to provide housing that meets the needs of 
vulnerable residents, including homeless families those with low incomes. 

1.3 It was reported that there is a growing need for more affordable housing within the district as 
house prices have been rising faster than local incomes.  Young people and families on 
average incomes who aspire to home ownership are finding it increasingly difficult to access 
“entry level homes”, as small terraced houses and one bedroom flats start at around £80,000 
which is around 4½ times the average income for the district.  There has also bee a net 
decrease in the amount of social housing in the Cannock Chase area as sales of Council 
dwellings  (and in particular houses) has outstripped the amount of new affordable housing built 
by Registered Social Landlords. 

1.4 The importance of providing housing choice to meet the needs and aspirations of all residents 
and housing vulnerable people were recognised within two of the four strategic housing 
priorities agreed by Cabinet on 3 November 2005.  Following a consultation exercise, these two 
priorities have been ranked in the following proposed order of relative importance:- 

 (a) Priority One – Providing housing choice that meets the needs and aspirations of all 
residents. 

  To be delivered by:- 

• Meeting the need for both affordable and aspirational housing. 

• The effective management and maintenance of social housing. 

• Promoting a healthy private rented sector. 

• Broadening choice in the allocation of social housing. 

• Reducing empty properties. 

(b) Priority Two – Housing vulnerable people. 

To be delivered by:- 

• Reducing homelessness and the use of inappropriate bed and breakfast 
accommodation. 
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• Adapting people’s homes to promote independence. 

• Providing housing related support to the elderly, young and people with 
disabilities. 

• Promoting equality of access to housing services. 

1.5 The delivery of these strategic housing priorities is dependent upon actions by both the Council 
and other housing agencies and this in turn will be dependent upon the availability of financial 
resources to provide additional accommodation and the “best use” of the existing housing 
stock. 

1.6 Whilst certain external resources are potentially available to provide additional accommodation 
and will, where possible be fully utilised, these will not be sufficient to meet all of the identified 
needs.  As a result Council on 27 September 2006 agreed as part of the redirection of housing 
resources in accordance with its agreed strategic priorities to provide £2,000,000 of grant 
funding to Registered Social Landlords to deliver 85 additional affordable homes during the 
period 2007-2013. 

1.7 Only limited consideration has, however, been given to potential actions which make the most 
effective and efficient use of the Council’s housing stock, as part of the overall provision of 
social housing in the Cannock Chase District and in relation to the Council’s agreed strategic 
priorities.  This report considers potential actions to address the relative “over provision” of one-
bedroom bungalows within the Council’s housing stock and increase the supply of 
accommodation for families within the social housing stock. 

Section 2 

2. Supply and Demand in relation to the Council’s Housing Stock 

 2.1 The following information outlines the supply and demand in relation to the Council’s housing 
stock:- 

 (a) Housing Stock

Dwelling Type Number % of Stock

One bedroom bungalow 
Two and three bedroom bungalow 
Family accommodation 
(Houses, two bed flats and maisonettes) 
One bedroom flats 
Sheltered accommodation 

1,365 
610 

2,726 
 

857 
172 

_____ 
5,730 
_____ 

  24 
  10 
  48 

 
  15 

          3 
      _____ 
      100% 
      _____ 
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(b) Demand for Accommodation (Housing Register) 

Dwelling Type Number on 
Housing 
Register

% of 
Housing 
Register

One bedroom bungalow 
Two and three bedroom bungalow 
Family accommodation 
(Houses, two bed flats and maisonettes) 
One bedroom flats 
Sheltered accommodation 

219 
172 
769 

 
539 
25 

_____ 
1,724 
_____ 

  13 
  10 
  45 

 
  31 

         1 
      _____ 
      100% 
      _____ 

 

(c) Void Turnover 

Dwelling Type Average 
Number of 
Voids Per 

Annum

% of Total 
Voids

One bedroom bungalow 
Two and three bedroom bungalow 
Family accommodation 
(Houses, two bed flats and maisonettes) 
One bedroom flats 
Sheltered accommodation 

105 
32 

132 
 

124 
13 

___ 
406 
___ 

  26 
  8 

  33 
 

  30 
         3 

      ___ 
      100 
      ___ 

 

2.2 It will be noted that whilst one bedroom bungalows comprise 24% of the housing stock and 
26% of annual voids, only 13% of applicants on the Housing Register require this type of 
accommodation. 

2.3 In contrast although “family accommodation” (i.e. houses, two bedroom flats and maisonettes) 
comprise 48% of the housing stock, this type of accommodation generates only 33% of annual 
voids.  Households who require family accommodation comprise 45% of the Housing Register 
and as a result of this imbalance in the housing stock have, in general terms, to “wait longer” 
before receiving an offer of Council accommodation. 

2.4 In addition, 72% of all homeless applicants accepted for re-housing in the last 12 months 
require family accommodation and has resulted in 100 households being given priority for re-
housing over non-homeless applicants already registered on the waiting list.  Whilst not all 100 
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applicants have been re-housed into the Council’s housing stock, some have been re-housed 
by other Registered Social Landlords and local authorities, the majority have been or are 
waiting for re-housing into Council accommodation.  This further compounds the imbalance in 
the housing stock and significantly extends the waiting time for re-housing of non-homeless 
applicants. 

Section 3 

3. The Disposal of Vacant One-Bedroom Bungalows

3.1 General consents issued under the Housing Acts 1985 and 1988 would enable the Council to 
dispose of vacant one bedroom bungalows at their “open market” value in the following 
situations:- 

 (a) An individual who wishes to use the bungalow as his only or principal home. 

 (b) Any person where the bungalow requires substantial repair works, subject to a 
covenant which ensures that the required repair work is carried out and the bungalow 
is subsequently sold to an individual for use as his only or principal home. 

 (c) An organisation who intends to use the bungalow as accommodation for households 
with “a special need arising from disablement, past or present dependence on alcohol 
or drugs, past or present mental disorder or fear of domestic violence”. 

 (d) A registered social landlord (RSL) where the bungalow requires substantial repair 
works and is vacant or already let to the RSL, subject to a maximum of 50 in any one 
financial year. 

3.2 Vacant one bedroom bungalows could therefore be sold for either owner-occupation, 
improvement for subsequent sale for owner-occupation, for renting to households with a 
“special need” or to a RSL when substantial repair works are required. 

3.3 There are a number of possible options regarding the criteria which could determine the age, 
type and location of the one bedroom bungalows which could be sold.  Whilst there is a “lower 
demand” for one bedroom bungalows in general and some one bedroom bungalows are 
“difficult to let”, this type of accommodation meets the housing need of a number of households 
and consequently there is a high demand for a small number of one bedroom bungalows in 
certain areas. 

3.4 The sales criteria must therefore provide a balance between meeting the housing needs of 
applicants who require a one bedroom bungalow with the opportunity to dispose of 
accommodation which is, in general terms, of lower demand. 

3.5 A possible option which provides such “a balance” would be to restrict the sales criteria to any 
one bedroom bungalow which was “built before 1970 and had been offered and refused once”.  
On an estate where similar one bedroom bungalows were built before and immediately after 
1970, all such bungalows would be offered for sale following one offer and refusal.  A schedule 
of one bedroom bungalow estates where vacant one-bedroom bungalows which would be 
offered for sale or retained in the housing stock is attached as Annex 1, whilst a schedule of 
one bedroom bungalows which would be retained in the housing stock is attached as Annex 2. 
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3.6 It is considered that the pursuit of this option would:- 

 (a) Ensure that the Council’s “newer”, generally most popular and higher demand one 
bedroom bungalows were retained in the housing stock. 

 (b) Enable applicants whose needs were best met by an “older” one bedroom bungalow in 
other areas (for example, as a result of the need to live near relatives for support) to 
have the opportunity to be allocated the type of accommodation they require. 

3.7 Subject to adoption of the sales criteria detailed in paragraph 3.5, it is estimated that some 35 
bungalows per annum would be available for sale.  Based on an estimated average sale value 
of £70,000 this would realise an estimated £2,450,000 per annum or an estimated £14,700,000 
resulting from the sale of 210 bungalows during the period 2007-2013.  Whilst the sale of any 
bungalows would reduce the amount of rental income received by the Council, the majority of 
this would be offset by a “gain” in housing subsidy and savings in repairs and Decent Homes 
improvement works. 

3.8 The potential sale of 35 one bedroom bungalows each year would increase the number of 
“entry level homes” in the Cannock Chase housing market and this would help households with 
average incomes, who aspire to home ownership to gain a “first foot” on the housing ladder.  
The bungalows would also provide an attractive and realistic alternative to renting a Council 
bungalow for owner occupiers with a medical need who wish to realise some of the equity in 
their current home or have insufficient equity to purchase the bungalows which are currently 
available in the Cannock Chase housing market. 

3.9 In order to secure these advantages, it is suggested that the potential sale of any vacant one 
bedroom bungalows is restricted to sale for owner-occupation either directly or following repair 
and improvement work by a developer or a Registered Social Landlord.  Any potential sales to 
organisations (including Registered Social Landlords) who wished to purchase a one bedroom 
bungalow in order to provide rented accommodation would be the subject of a separate report 
to Cabinet.  The bungalows would be marketed by a local estate agent and sold on terms and 
conditions agreed by the Head of Planning and Regeneration. 

Section 4

4. The Provision of “Replacement” Social Housing by a Registered Social Landlord

4.1 Providing that Council makes a determination to use the capital receipts which are received 
from the sale of vacant one bedroom bungalows for the purpose of “affordable housing”, the 
Council can utilise 100% of the receipts, rather than only 25% in accordance with the 
Government’s normal pooling arrangements. 

4.2 The Council could therefore use a proportion of the total estimated receipts which are 
generated (i.e. total estimated receipts of £14,700,000 could be generated during the period 
2007-2013 as detailed in paragraph 3.7) to provide grant funding to Registered Social 
Landlords to provide alternative social housing to “replace” the sold bungalows. 

4.3 It is estimated that each replacement dwelling could be provided with £40,000 of grant funding, 
with the balance of the total cost being financed through loan finance obtained by Registered 
Social Landlord.  Therefore the 210 bungalows which could potentially be sold during the 
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period 2007-2013 could be replaced with alternative social housing by providing Registered 
Social Landlords with an estimated £8,400,000 of grant funding. 

4.4 The type of the “replacement” social housing dwellings would reflect the current demand for 
rented accommodation.  This would result in a beneficial change to the mix of the social 
housing stock in the Cannock Chase area, whereby bungalows for which there is generally a 
lower demand, were replaced by alternative accommodation (for example family housing) for 
which there is a high demand. 

4.5 Registered Social Landlords could provide the “replacement” social housing through new build 
or the purchase of “existing satisfactory” houses on the open market and would provide the 
Council with nomination rights to all the replacement dwellings.  It is expected that the Council 
would be able to negotiate 100% nomination rights in respect of initial lettings and 75% of 
nomination rights for subsequent re-lets which would be secured through a legal agreement 
with the Registered Social Landlord.   

4.6 Subject to Council’s agreement to the sale of vacant one bedroom bungalows and their 
replacement with alternative social housing by Registered Social Landlords, a further report will 
be submitted to Cabinet regarding the form of the “replacement social housing” and the 
process for the selection of Registered Social Landlords, to whom the grant funding would be 
provided. 

Section 5

5. Lettings Policy – The Allocation of Bungalows to Owner-Occupiers

5.1 Under the Council’s current lettings policy owner-occupiers are eligible for the allocation of a 
one or two bedroom bungalow or sheltered accommodation if the following criteria are met:- 

 (a) The household have been awarded a medical priority of Category Two or above. 

 (b) The equity that would be released from the sale of the applicant’s current home would 
be £50,000 or less. 

 (c) In the case of sheltered accommodation the household is aged over 60. 

5.2 The £50,000 equity limit has not been reviewed since 2001 and as a result of the subsequent 
increase in house prices very few owner-occupiers with medical needs are currently eligible to 
be considered for the allocation of a Council accommodation. 

5.3 It is considered that potential sale of vacant one bedroom bungalows would provide an 
attractive and realistic alternative to Council accommodation for a number of these households, 
who would be contacted directly regarding the proposed sales initiative.  Furthermore, if any of 
the replacement social housing were provided through the purchase of “existing satisfactory” 
dwellings, it is possible that the participating Registered Social Landlord could purchase certain 
houses (subject to their condition and suitability) directly from owner-occupiers who are seeking 
to purchase one bedroom bungalows from the Council. 

5.4 There will nevertheless be a number of owner-occupiers, with medical needs, who either do not 
wish to purchase a one bedroom bungalow, who require a two bedroom bungalow or whose 
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equity, which would be realised from their current home is insufficient to enable them to 
purchase a one bedroom bungalow at an estimated average value of £70,000. 

5.5 It is therefore suggested that the Council’s current equity limit in respect of eligibility for the 
allocation of Council accommodation to owner-occupiers with a medical need is amended to 
£80,000.  This figure is based on the average estimated value for a one bedroom bungalow of 
£70,000, together with an allowance of £10,000 to cover estate agent fees and legal costs, 
together with repair work and redecoration of the bungalow. 

5.6 At the present time the equity limit only relates to the value of an owner-occupier’s home, less 
any outstanding mortgage.  No account is taken of any savings or other investments held by 
the applicant.  The current situation has the potential for anomalies and as a result it is now 
suggested that the proposed £80,000 equity limit includes both the equity that will be released 
from sale of an applicant’s current home (following the discharge of any mortgage), together 
with any savings and investments. 

Section 6

6. The Voluntary Sale of One Bedroom Bungalows to Sitting Tenants

6.1 One bedroom bungalows are exempt from the Right to Buy if:- 

 (a) The bungalow is suitable for occupation by elderly persons taking into account its 
location, size, design, heating system and other features 

 and 

 (b) Was let to the tenant or the previous tenant for occupation by a person aged 60 or over 
whether they were the tenant or not and was first let before 1 January 1990. 

6.2 The majority of the Council’s one bedroom bungalows are therefore exempt from the Right to 
Buy, although a small number of sales occur each year in cases where the above criteria are 
not met. 

6.3 However, if vacant one bedroom bungalows which were “built before 1970 and have been 
offered and refused once” are sold, the situation will arise whereby a one bedroom bungalow 
tenant is denied the Right to Buy, whilst a neighbouring one bedroom bungalow is offered for 
sale on the open market. 

6.4 A general consent issued under the Housing Act 2005 enables the Council to dispose of 
dwellings to sitting tenants on a voluntary basis.  The consent allows the Council to either sell 
the occupied dwelling at market value or apply a discount equivalent to that which would have 
applied if the property had been purchased under the Right to Buy scheme. 

6.5 It would therefore be possible to give tenants living in one bedroom bungalows built before 
1970 together with similar bungalows built immediately after 1970 as detailed in Annex 1, the 
opportunity to purchase their homes either at market value or under the same terms and 
conditions, as if they had the Right to Buy. 

6.6 Whilst the sale of bungalows to sitting tenants at market value would maximise the capital 
receipt, the situation could arise whereby a one bedroom bungalow tenant was only given the 
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opportunity to purchase their home at the full market value, whilst a neighbouring tenant was 
able to purchase their home at a discount under the Right to Buy. 

6.7 For this reason, Cabinet may wish to consider that any extension of the sale of bungalows built 
before 1970 to sitting tenants is made under the same terms and conditions as if they had the 
Right to Buy.  Sales to sitting tenants would therefore be at market value less a discount. 

6.8 It is difficult to estimate the number of potential one bedroom bungalows to sitting tenants as a 
number of bungalow tenants only make a preliminary enquiry and do not submit a formal 
application as they are aware that this is likely to be refused.  However, based on the number 
of “RTB bungalow refusals” it is estimated that some 20 bungalows would be sold each year.  
The majority of applications have been from longstanding tenants and it could therefore be 
expected that potential sales would be at the maximum £26,000 discount. 

6.9 Based on an average value of £70,000 and a £26,000 discount, it is estimated that 20 one 
bedroom bungalow sales to sitting tenants per year would generate £880,000 per annum or 
£5,280,000 during the period 2007-2013. 

6.10 However, in accordance with the Government’s pooling arrangements the Council can only 
utilise 25% of the capital receipts that are received from sales to sitting tenants.  As a result the 
amount of additional resources available to the Council would be £220,000 per annum or 
£1,320,000 during the period 2007-2013. 

Section 7

7. The Generation of Additional Capital Resources

7.1 The estimated additional resources which would be generated are summarised below:- 

 Estimated 
Sales Per 

Annum

Estimated 
Sales 

2007-13

Estimated 
Useable 

Receipts (Per 
Annum) 

£ 

Estimated 
Useable 
Receipts 
2007-13

Sale of vacant pre-1970 one bedroom 
bungalows on the open market 
 
Less Grant to provide replacement 
social housing 
 
Voluntary sale of pre-1970 bungalows 
to sitting tenants 
 
Available Receipt 

35 
 
 
- 
 
 

20 
 
 

 

210 
 
 
- 
 
 

120 
 
 

 
 

2,450,000 *1
 
 

(1,400,000) *2
 
 

220,000 *3
________ 

 
1,270,000

14,700,000 *1
 
 

(8,400,000) *2
 
 

1,320,000 *3
_________ 

 
7,620,000 

 
 Notes

 *1 Based on an average market value of £70,000. 

 *2 Based on the “replacement” of 210 dwellings at £40,000 per dwelling. 
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 *3 Based on an average market value of £70,000 less a maximum discount of £26,000. 

7.2 Following the provision of grant funding to Registered Social Landlords to provide replacement 
social housing, an estimated £7,620,000 of additional resources would be potentially available 
during the period 2007-2013.  A separate report elsewhere on your agenda considers potential 
actions to meet the £2,949,000 investment deficit in housing capital resources and one possible 
course of action is to meet this deficit from the additional resources generated from the sale of 
one bedroom bungalows. 

7.3 Should this course of action be agreed “a balance” of £4,671,000 of estimated additional 
resources would be available for further expenditure on improving the Council’s housing stock.  
It is considered that there are four options regarding the use of the estimated £4,671,000 which 
would then be potentially available:- 

 (a) Extend the period to which the Council can maintain the decent homes standard for its 
housing stock beyond 2014. 

 (b) Restore some of the reductions which were made to the Council’s previous 
specifications for decent homes improvements by Council on 23 November 2005 and 
22 February 2006. 

 (c) Undertake additional improvement works (above those included in the decent homes 
standard) to further enhance the Council’s housing stock. 

 (d) Pursue a combination of the above options. 

7.4 It is therefore suggested that Cabinet give further consideration to these options as part of the 
budget process for 2007-08 and future years. 

Section 8 

8. Contributions to CHASE 

8.1 The sale of vacant one bedroom bungalows and their replacement with alternative social 
housing would contribute to the Social Inclusion and Housing objective of CHASE by:- 

 (a) Improving the mix of dwellings within the social housing stock in the Cannock Chase 
area to reflect the needs of households on the Housing Register. 

 (b) Increasing the supply of “entry level homes” in the Cannock Chase housing market to 
assist households with average incomes gain a first foot on the housing ladder. 

 (c) Providing a mix of tenures on “Council housing estates”. 

 (d) Generating additional capital resources to extend the period to which the Council can 
maintain the decent homes standard for its housing stock or finance further 
improvement works. 

8.2 The provision of replacement housing by Registered Social Landlords would also contribute to 
the objective relating to “Access to Skills and Economic Development” through additional 
housing development. 
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8.3 In addition, the proposed amendments to the Council’s lettings policy to owner-occupiers with 
medical needs would contribute to the “Health” objective of developing a healthy community. 

 

 

Section 9 

9. Section 17 Implications

9.1 There are no identified Section 17 (Crime Prevention Implications) associated with this report. 

Section 10

10. Human Rights Act Implications 

10.1 Article 8 provides that:- 

(1) Everyone has the right to respect for his private and family life, his home and his 
correspondence. 

(2) There shall be no interference by a public authority with the exercise of this right 
except such as in accordance with the law and is necessary in a democratic society in 
the interest of national security, public safety or the economic well-being of the country, 
for the prevention of disorder or crime, for the protection of health or morals, or for the 
protection of the rights and freedom of other.’ 

10.2 Article 1 of the First Protocol provides that:- 

‘Every natural or legal person is entitled to the peaceful enjoyment of his possessions.  No-one 
shall be deprived of his possession except in the public interest and subject to the conditions 
provided for by law and by the general principles of international law. 

The preceding provision shall not, however, in any way impair the right of a state to enforce 
such laws as it deems necessary to control the use of property in accordance with the general 
interest or to secure the payment of taxes or other contributions or penalties.’ 

10.3 To satisfy the “public interest” test the deprivation must be for a legitimate purpose and the 
achievement of that purpose strikes a “fair balance” between the demands of the general 
interest of the community and the need to protect individual rights. 

10.4 The sale of certain vacant one-bedroom bungalows would be in the interest of the community 
as there is generally a lower demand for these dwellings and they would be “replaced” by 
alternative social housing suitable for families, for which there is a higher demand. 

10.5 The sales would also increase the provision of “entry level” homes in the housing market and 
generate additional capital receipts for investment in the Council’s housing stock. 

10.6 For these reasons it is considered that the proposals in this report are compatible with the 
Human Rights Act. 
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Section 11

11. Data Protection Act Implications 

11.1 There are no identified implications in respect of the Data Protection Act arising from this 
report. 

Section 12 

12. Risk Management Implications 

 12.1 The low demand for some elements of the housing stock has been identified in the Council’s 
risk register.  The potential problems associated with this risk include supply exceeding 
demand, loss of rent income and tenant dissatisfaction. 

12.2 The score rating for the gross risk is 16, which falls within the high risk category.  It is, however, 
considered that providing the Council implements its Decent Homes Improvement Plan the risk 
will reduce to 12, placing it in the medium risk category. 

12.3 The potential sale of certain vacant one bedroom bungalows for which there is, in relative 
terms, a low demand will reduce future problems associated with oversupply and will enable 
the risk score to be reassessed. 

Section 13 

13. Legal Implications

13.1 Generally the legal implications are set out throughout the report. 

13.2 As indicated in paragraph 3.1 above, the Secretary of State has issued various General 
Consents under the Housing Acts 1985 and 1988 which, provide the criteria set down within 
those consents are complied with, enables the Council to consider the disposal of certain 
vacant one-bedroom bungalows as part of a strategy to improve the balance of the social 
housing stock within the District. 

Section 14 

14. Financial Implications

14.1 The financial implications of Improving the Balance of the Social Housing Stock are referred to 
throughout the report but specifically in Section 7 Generation of Additional Capital Resources 

14.2 The sale of HRA dwellings normally requires 75% of the capital receipt to be forwarded to the 
Department for Communities and Local Government under pooling arrangements. However the 
amount of the Capital receipt can be reduced by the amount of expenditure the authority 
determines to spend on the provision of affordable housing. This regulation specifically applies 
to the pro active management of the Councils public housing asset portfolio, and enables the 
Council to dispose of surplus or inefficient properties and then effectively enables the authority 
to use 100% of the receipt for the provision of affordable housing. 
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14.3 In order to take advantage of this regulation the Council will need to make a determination to 
spend the amount on affordable housing during a particular period. 

14.4 Receipts arising from the sale of HRA property to sitting tenants are excluded from the 
regulation and will be subject to normal pooling arrangements. 

 

 

Section 15 

15. Human Resource Implications

15.1 The potential sale of 35 vacant one bedroom bungalows each year will remove the need for the 
maintenance work which would be required if they were re-let. 

15.2 This will reduce the amount of void maintenance work which is available to the Council’s 
Housing Maintenance Section.  However, the Head of Housing considers that this reduction in 
workload can be managed at this time, by reducing the use of sub-contractors and agency 
employees, thereby avoiding the need for redundancies. 

Section 16 

16. Conclusions

16.1 The potential sale of certain vacant one-bedroom bungalows and their “replacement”, with 
alternative social housing, through Registered Social Landlords would improve the mix of 
dwellings within the social housing stock and reflect the demand for accommodation from 
households on the Housing Register. 

16.2 This potential course of action would also increase the number of “entry level” homes in the 
Cannock Chase housing market and provide an alternative to Council accommodation for 
owner-occupiers with medical needs. 

16.3 Furthermore, additional capital receipts would be generated for investment in the Council’s 
housing stock, some of which could be utilised to meet the current investment deficit in housing 
capital resources. 

16.4 The report also considers, in relation to the potential strategy outlined above, changes to the 
Council’s current equity limit for rehousing owner-occupiers with medical needs and the 
voluntary sale of bungalows to sitting tenants. 

16.5 The recommendations are set out in Section Two of the report. 

Background Papers 

Annexes 

Annex 1 Estates where vacant one bedroom bungalows are to be offered for sale. 
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Annex 2 Estates where one bedroom bungalows are to be retained in the housing stock. 
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ANNEX 2 
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