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CANNOCK CHASE COUNCIL 
 

CABINET 
 

15th NOVEMBER 2007 
 

REPORT OF DEPUTY CHIEF EXECUTIVE 
 

PORTFOLIO LEADER – HEALTHIER COMMUNITIES, HOUSING AND OLDER PEOPLE 
 

COUNCIL SUPPORT FOR ADDITIONAL AFFORDABLE HOUSING 
 
1. Purpose of Report
 
1.1 To agree an approach for the use of the Council’s resources to provide financial support 

for the delivery of affordable housing in the District. 
  
2. Recommendation
 
2.1  That the Council agree the approach set out in Section 2 of the report to provide funding 

 support to the delivery of additional affordable housing within the District, including: 
 
 (a) in respect of proposals that offer additional affordable housing on schemes the  
  subject of a Section 106 Agreement, the Council will contribute up to £25,000 per  
  dwelling; 
 (b) in respect of proposals for sites or premises being provided by a Housing   
  Association exclusively, the Council will contribute up to £50,000 per dwelling; 
 (c) in respect of proposals for housing designed to meet the needs of vulnerable  
  people in the District, the level of Council contribution will be determined on the  
  merits of the individual scheme. 
 
2.2 That each request for funding will be the subject of a report to Cabinet. 
 
2.3 That the Council promotes the availability of financial support for additional affordable 
 housing on terms and conditions to be agreed by the Head of Planning & Regeneration in 
 accordance with the approach set out in Section 2 of the report. 
 
 
3. Key Issues
 
3.1 Affordable housing is housing for rent or sale to eligible households who cannot afford to 

pay market prices for the housing they need.  It includes social housing rented from the 
Council or a Housing Association and shared ownership with a Housing Association (HA) 
or developer.  It can also include other forms of intermediate housing such as low cost 
homes for sale.  Affordable housing should be available and affordable to local people, and 
remain at an affordable price for future eligible households. 



ENCLOSURE 7.2 

 
3.2 The provision of affordable housing is rooted in the Council’s CHASE objectives, the 

Council’s “Housing Vision” and is the Council’s number one Strategic Housing priority. 
 
3.3 The Council’s current Housing Needs Survey (2003) revealed an annual need for 130 new 

affordable housing units throughout the District.  The draft Housing Market Assessment 
2007 suggests a significant increase in the need for affordable housing, which could be up 
to three times the current requirement. 

 
3.4 The average house price in the District based on 2006 figures is 6 times the mean average 

individual income.  Housing is therefore unaffordable to many in the District, and this is 
getting worse as the gap between house prices and incomes grows.  Additional affordable 
housing is therefore required within the District in order to meet the housing needs of local 
people, both now and in the future. 

 
3.5 There is a potential £10.547m of resources available in grant funding by the Council to 

Housing Associations for the provision of new affordable housing to meet the needs of 
local people. In addition the Council will have opportunities to use its land holdings to 
support additional affordable housing.  These opportunities will include the sites of the 
former Cherry Tree and Cornwall Houses, in Hednesford and Brereton and garage sites 
within existing Council estates. 

 
3.7 It is proposed to use Council funds to support the delivery of additional affordable housing. 

The approach to the allocation of funding would be for: 
• schemes that offer additionality to affordable housing provision on S106 sites; 
• schemes on sites which are exclusively being developed by a Housing Association; 
• schemes that meet the housing needs of vulnerable people in the District. 

 
 Each request would require a Cabinet decision in line with the formal governance 

arrangements of the Council. 
 
3.8 It is proposed to establish specific funding levels to remove the uncertainty of ‘bidding’ for 

resources by HAs and assist with delivery.  It is proposed to limit funding levels as follows: 
 

• £25,000 per dwelling for schemes that offer additionality to affordable housing 
provision on S106 sites – this is based on 50% of the current average bids 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 current average bids to the 
Housing Corporation’s Forward Allocation Pool.  

 
 
• It is not proposed to set 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 
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specialist housing for those with learning disabilities, involve complex funding models 
where establishing a funding limit would be restrictive. 

 
3.9 A set of Funding Criteria is proposed to ensure that all Council resources for the provision 

of new affordable housing that are available now or in the future are allocated in an open 
and transparent way and to ensure that financial assistance from the Council offers value 
for money. The funding criteria aim to: 

• Offer a guide to informing funding decisions; 
• Offer a measure of quality and value from the funding provided; 
• Create a transparent set of guidance that all stakeholders and HAs can use to 

evaluate whether or not they might receive financial assistance from the Council. 
 
3.10 The details of the funding criteria are set out in Section 2 of the report. They are based on 

the Council  providing funding to Housing Associations as a contribution to and match-
funding for resources already secured towards the overall cost of developing new 
affordable housing in the District, for example through Social Housing Grant and borrowing 
by the Housing Association.  The criteria will apply to developments or properties secured 
by the Housing Association in their own right or through Section 106 Agreements.  As part 
of any legal agreement with Housing Associations, the Council will be identified as a key 
partner in any promotion or publicity of individual schemes. 

 
3.11 All financial assistance will be set out in a formal agreement, with appropriate terms 
 including repayment should the objectives of the scheme not be delivered or meet the 
 terms of the funding criteria, local connection criteria, nomination rights from the 
 Housing Register or be affordable to local people.  The Council will aim to secure the 
 maximum amount of nomination rights that are allowed under Housing Corporation 
 guidelines. 
 
3.12 The Government’s recent Green Paper on Housing has suggested that affordable housing  
  could be delivered through other vehicles as well as Housing Associations, for example  
  local development company partnerships.  Should such a vehicle emerge locally, the  
  Council should review how it uses its resources to support the provision of additional  
  affordable housing. 
 
3.13 Depending on the type of schemes to be supported, the Council’s resources could support  
  Housing Associations to deliver up to 420 additional affordable homes over the next six  
  years. This, together with funding from the Housing Corporation and affordable homes  
  delivered through planning policy, should enable the Council to make a significant   
  contribution towards local housing needs. 
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Section 1 
 

Background 
Affordable housing is housing for rent or sale to eligible households who cannot afford to pay 
market prices for the housing they need.  It includes social housing rented from the Council or a 
Housing Association and shared ownership with a Housing Association or developer.  It can also 
include other forms of intermediate housing such as low cost homes for sale.  It should be available 
and affordable to local people, and remain at an affordable price for future eligible households or, if 
these restrictions are lifted, for the subsidy to be recycled to build new affordable housing. 
 
The provision of affordable housing is rooted in the Council’s CHASE objectives, the Council’s 
“Housing Vision” and is the Council’s number one Strategic Housing Priority. 
 
The Council’s current Housing Needs Survey (2003) revealed an annual need for 130 new 
affordable housing units throughout the District.  This annual figure has not been met through new 
affordable homes, with around 600 new affordable homes being built in the last 10 years.  The 
existing stock of 7,000 affordable housing (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 draft 
Housing Market Assessment 2007 suggests a significant increase in the need for affordable 
housing, which could be up to three times the current requirement. 
 
The Council has established a target to provide 100 new affordable housing units in the District per 
annum.  There is also a Staffordshire LAA target of achieving 18% of all housing completions as 
affordable housing in 2007-2008, 16% in 2008-2009 and 15% in 2009-10. 
 
The average house price in the District during October-December 2006 was £148,046 which is 6 
times the mean average individual income of £24,449 in 2006.  Housing is therefore unaffordable 
to many in the District, and this is getting worse as the gap between house prices and incomes 
grows.  Additional affordable housing is therefore required within the District in order to meet the 
housing needs of local people, both now and in the future. 
 
Housing Associations (HAs) are currently the organisations that build and manage new affordable 
housing in the District.  They have the access to finance (principally through private borrowing but 
also through grant support from the Housing Corporation), as well as considerable expertise 
(specific development staff) to deliver new affordable housing.  HAs are also regulated by the 
Housing Corporation to ensure they are financially sound and well managed, as well as being 
inspected by the Audit Commission to ensure they deliver excellent housing services and deliver 
value for money. 
 
The Government’s recent Green Paper on Housing has suggested that affordable housing could 
be delivered through other vehicles as well as Housing Associations, for example local 
development company partnerships.  Should such a vehicle emerge locally, the Council should 
review how it uses its resources to support the provision of additional affordable housing. 
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          Section 2 
 
Details of Matters to be Considered 
 
Available Funding 
New affordable housing is primarily funded by borrowing of Housing Associations and Social 
Housing Grant from the Housing Corporation.  The Council assists by enforcing planning policy 
through Section 106 Agreements to ensure 25% provision of affordable housing on residential 
developments of 25 or more dwellings.  The Council has recently consulted on increasing this 
percentage to 36% and applying this to sites of 15 or more dwellings, in order to meet the growing 
need for more affordable housing throughout the District. 
 
In addition, the Council can make a contribution to funding new affordable housing through its 
capital resources as well as through funds raised from developers through the planning process. In 
this latter case, the direct provision of affordable housing on the development site is replaced by a 
financial contribution being made by the developer to the provision of new affordable housing 
elsewhere in the District under a Section 106 Agreement – this is known as a commuted sum and 
is ring fenced to funding new affordable housing.  The Council currently has £746,754 of 
commuted sum exclusively available for the provision of new affordable housing within the District. 
 
In addition to the S106 commuted sum, Cabinet agreed on the 27th September 2006 to contribute 
£2m of capital funding over the next 6 years for the provision of new affordable housing in support 
of the priority of the Housing Strategy. 
 
On the 18th January 2007, Cabinet agreed to the sale of Council-owned vacant one-bedroom 
bungalows.  In order that 100% of the capital receipts generated by these sales can be used for 
investment purposes, they must be used for the provision of affordable housing including 
improvements to the Council’s housing stock.  It was also agreed that a proportion of these 
receipts would be used to provide grant funding to Housing Associations to facilitate the provision 
of replacement social houses.  This contribution is currently set at £40,000 per property, and would 
generate an estimated £7.8m if the potential 195 bungalows were sold during the 2007-13 period. 
 
There is, therefore, a potential £10.547m of resources available in grant funding by the Council to 
Housing Associations for the provision of additional affordable housing to meet the needs of local 
people. 
 
In addition the Council will have opportunities to use its land holdings to support additional 
affordable housing.  These opportunities will include the sites of the former Cherry Tree and 
Cornwall Houses, in Hednesford and Brereton and garage sites within existing Council estates. 
 
The sale of land to HAs at discounted land values would be counted towards the total value of 
financial assistance from the Council and would not exceed the maximum limits per dwelling set 
out below. 
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The approach to the allocation of funding would be for: 
 

• schemes that offer additionality to affordable housing provision on S106 sites; 
• schemes on sites which are exclusively being developed by a Housing Association; 
• schemes that meet the vulnerable housing needs of the District. 

 
Each request would require a Cabinet decision in line with the formal governance arrangements of 
the Council. 
 
Proposed Financial Assistance 
A method is now required to facilitate the allocation of funds to Housing Associations to deliver 
more affordable homes.  Establishing funding levels removes the uncertainty of ‘bidding’ for 
resources by HAs and will assist with delivery.  It is proposed to limit funding levels as follows: 
 

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

 
• It is not proposed to set 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. 

 
The current average bid to the Housing Corporation’s Forward Allocation Pool is £50,000 per 
dwelling.  If the Council were to fund 100% of this amount, 210 units could be provided over the 
next 6 years, in partnership with housing associations.  If the Council funded £25,000 per dwelling, 
based on 50% of the average bid, 420 units could be provided.   Through Housing Corporation 
funding, around 60 additional units of affordable housing have been provided annually over the last 
9 years.  If this continues and the Council is able to help finance between 210 and 420 units over 
the next 6 years it should be possible to meet or exceed the current Council and Staffordshire LAA 
affordable housing targets.   
 
Funding Criteria 
Funding Criteria has been established to ensure all Council resources for the provision of new 
affordable housing that are available now or in the future are allocated in an open and transparent 
way.  To ensure that financial assistance from the Council offers VFM, the funding criteria: 

• Offers a guide to informing funding decisions; 
• Offers a measure of quality and value from the funding provided; 
• Creates a transparent set of guidance that all stakeholders and HAs can use to evaluate 

whether or not they might receive financial assistance from the Council. 
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The criteria for funding are set out below: 
 
The Council will provide funding to Housing Associations as a contribution and match-funding for 
resources already secured towards the overall cost of developing new affordable housing in the 
District, such as Social Housing Grant and borrowing by the Housing Association.  This will apply 
to developments or properties secured by the Housing Association in their own right or through 
Section 106 Agreements.  As part of any legal agreement with Housing Associations, the Council, 
as partners, will be fully involved in any group publicity and promotion for any of the approved 
schemes. 
 
The Council will fund where the following criteria are met. 
 

a) Funding will be provided to Housing Associations that are Registered Social Landlords 
with the Housing Corporation.   

 
b) The development provides affordable housing that meets identified local housing needs 

and creates balanced and sustainable communities through tenure, property type, property 
size and design. 

 
c) Social rented dwellings meet the requirements of the Government’s rent restructuring 

target and the cost of shared equity properties are affordable to residents within 10% of the 
mean household salary for the District, as calculated by CACI. 

 
d) The Council will have nomination rights or the new affordable homes will be allocated 

through the Council’s Housing Register. 
 

e) Non-Section 106 developments meet the Housing Corporation’s building and design 
standards and achieves a 3-star rating under the Code for Sustainable Homes. 

 
f) The total amount of subsidy, whether financial or land assistance, towards the scheme 

costs will not exceed £50,000 per dwelling. 
 

g) That adequate Council resources are available to make a financial contribution. 
 
All financial assistance will be set out in a formal agreement, with appropriate terms including 
repayment should the objectives of the scheme not be delivered or meet the terms of the funding 
criteria, local connection criteria, nomination rights from the Housing Register or be affordable to 
local people.  The Council will aim to secure the  maximum amount of nomination rights that are 
allowed under Housing Corporation guidelines.  The Council will be identified as a key partner in 
any promotion or publicity of individual schemes.   
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          Section 3 
 
Contribution to Strategic Objectives 
 
Using Council resources to deliver new affordable housing throughout the District will directly 
contribute to achieving the priorities in the approved Housing Strategy 2007-2010.  The resources 
will 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 
 
Section 17 (Crime Prevention) Implications 
 
There are no identified implications in respect of Section 17 (Crime Prevention) arising from this 
report. 

 

          Section 5 
 
Human Rights Act Implications 
 
There are no identified implications in respect of the Human Rights Act 1998 arising from this 
report.   

 
          Section 6 
 
Data Protection Act Implications 
 
There are no identified implications in respect of the Data Protection Act arising from this report. 

          Section 7 
 
Risk Management Implications 
 
Without the agreement to use the Council’s resources to provide financial support to deliver 
affordable housing there is a possibility that the Council will not be able to meet its affordable 
housing targets.  There will also be less housing choice for residents in the District who are in 
housing need. These risks are reduced by the proposals in the report. 
 
There is a risk that the Housing Associations could allocate properties to people residing outside  
Cannock Chase District or act in a manner which does not use the resources as intended. To 
mitigate these risks, financial assistance will be set out in a legal agreement, with appropriate 
terms such as repayment should the scheme not meet the terms of the funding criteria.  Each 
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request for funding will also be the subject of a report to Cabinet to ensure propriety in funding 
decisions. 
 

Section 8 
 
Legal Implications 
 
The Council and Staffordshire LAA are required to meet affordable housing targets and the 
expenditure of the Council’s resources towards locally operating Housing Associations building 
new affordable housing in the District will assist achieve such targets. 
 
An open, transparent and effective mechanism/framework is required to distribute funds which 
must adhere to all financial regulation requirements and be capable of standing up to scrutiny. 
Robust arrangements are required so as to avoid any potential challenges and unnecessary 
litigation risks arising for the Council. 
 
The use of the identified funds must be in accordance with approved Council policy and authorities. 
Any expenditure that is not approved is also likely to expose the Council to challenge and potential 
litigation risks. 
 
Any funds provided must be in pursuance of a legally binding agreement entered into with the 
recipient in which all relevant provisions are incorporated, including necessary safeguards to 
protect the Council and ensure an appropriate mechanism to recover any funds provided if deemed 
necessary. 
 
 
          Section 9 
 
Financial Implications 
 
The Council currently has £746,752 of commuted sum exclusively available for the provision of 
new affordable housing within the District.  In addition to the S106 commuted sum, Cabinet agreed 
on the 27th September 2006 to contribute £2m of capital funding over the next 6 years for the 
provision of new affordable housing in line with the Strategic Housing Priority. 
 
On the 18th January 2007, Cabinet agreed to the sale of Council-owned vacant one-bedroom 
bungalows.  In order that 100% of the capital receipts generated by these sales can be used for 
investment purposes, they must be used for the provision of affordable housing including 
improvements to the Council’s housing stock.  It was also agreed that a proportion of these 
receipts would be used to provide grant funding to Housing Associations to facilitate the provision 
of alternative, replacement social housing.  This is currently set out as £40,000 per property, and 
would generate an estimated £7.8m if the potential 195 bungalows were sold during the 2007-13 
period.  Both these amounts are included within the General Fund capital programmes for the next 
6 years. 
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The Council therefore has a potential £10,546,752 of funding available for new affordable housing 
within the district and in accordance with the funding criteria grants will only be released on such 
resources being held by the Council. 
 
 
          Section 10 
 
Human Resource Implications 
 
There are no human resource implications arising from this report. 

Section 11 
 
Conclusions 
 
That the recommendations detailed in paragraphs 2.1, 2.2 and 2.3 be approved. 
 
          Section 12 
 
Background Papers 
 
There are no background papers. 
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