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CANNOCK CHASE COUNCIL 

 
CABINET 

 
19th JUNE 2008 

 
REPORT OF DEPUTY CHIEF EXECUTIVE 

 
PORTFOLIO LEADER – HOUSING 

 
PURCHASE OF AFFORDABLE HOUSING FROM WITHIN EXISTING HOUSING STOCK 

 
1. Purpose of Report
 
1.1 To consider contributing towards the purchase of additional affordable homes from within 

the District’s existing housing stock (Existing Satisfactory Dwellings) with our Registered 
Social Landlord (RSL) partners. 

 
 
2. Recommendations
 
2.1 That the proposal to assist with the purchase of up to 30 Existing  Satisfactory Dwellings 
 (ESDs) during 2008-2010 to increase the supply of affordable housing to rent in the District 
 is approved. 
 
2.2 That the Deputy Chief Executive be authorised to have delegated authority in consultation 

with the Portfolio Leader for Housing to approve the individual purchases of ESDs and to 
authorise payment of up to £50,000 per dwelling from the fund for subsidising new 
affordable housing, subject to the availability of resources. 

 
2.3 That the Deputy Chief Executive be authorised to enter into agreements on such terms as 

may be required with RSL partners to give effect to the purchase of ESDs, including terms 
to ensure nomination rights and value for money. 

 
 
3. Key Issues
 
3.1 On 15th November 2007 Cabinet approved an approach for the use of the Council’s 

resources to provide financial support for the delivery of additional affordable housing in 
the District. 

 
3.2 In the approved budget for 2008-2011 there is currently up to £7.2 million available for the 

provision of additional affordable housing to meet the needs of local people.   
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3.3 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. 

 
3.4 The draft Strategic Housing Market Assessment for the Housing Market Area of the West 

Midlands, in which Cannock Chase District sits, covering the authorities of Dudley, 
Sandwell, South Staffordshire, Telford and Wrekin, Walsall and Wolverhampton (the area 
otherwise known as the C3 area) suggests that between 2006-2011 there is an annual 
need for 335 new affordable housing units throughout the District. 

 
3.5 The draft Strategic Housing Market Assessment also shows that of the newly forming 
 households expected during 2006-2011, 74% will be unable to afford to buy a 
 property. 
 
3.6 During 2007/08 86 new affordable homes were provided in the District in partnership with 

developers and Registered Social Landlords.  The main mechanisms for delivering these 
affordable homes was through S106 sites and sites which were developed exclusively by a 
Housing Association. 

 
3.7 During 2008/09, the number of affordable housing completions expected through planned 

development sites is 41 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.  In 
consultation with the Housing Corporation and Registered Social Landlords it is considered 
that a further way of increasing the affordable housing available in the District is through 
the purchase of ESDs.   

 
3.8 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.  This included support 
in respect of proposals (on sites or premises being provided by a Housing Association 
exclusively), that the Council will contribute up to £50,000 per dwelling.  The full funding 
criteria is detailed in Section 1 of this report and the proposal to purchase ESDs meets the 
requirements for funding apart from the properties achieving a 3 star rating under the Code 
for Sustainable Homes. The properties are not new build and are refurbishment properties 
which would be assessed against Housing Quality Indicators Version 4 (Rehab version) 
and achieve a minimum score unless it can be demonstrated that the associated costs are 
prohibitive in doing so. 

 
3.9 The Council would contribute up to £50,000 per dwelling and the RSL would bid to the 

Housing Corporation for a contribution.  The remaining amount up to the purchase price 
(estimated to be in the region of between £115,000-£123,500) would be met by the RSL 
and they would manage the dwellings which would be provided for social rent.  Family 
houses would be purchased, consisting of either 2, 3 and possibly 4 bedrooms to meet the 
needs of residents in the District. 

 
3.10 South Staffordshire Housing Association (SSHA) has provided an example of a 

programme that could be achieved during 2008/09.  They estimate that during the year, 6 x 
2 bed houses could be purchased at an approximate cost of £115,000 each, with a 
refurbishment cost of £15,000 per dwelling.  9 x 3 bed houses could also be purchased at 
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an approximate cost of £123,500 each and a £15,000 per dwelling refurbishment cost.  For 
these size of properties SSHA have suggested the Council provide a grant of £40,000 per 
property and they would make a bid to the Housing Corporation for a further £20,000.  
SSHA would fund the outstanding amount from their own resources or a loan. If larger 4 
bed properties are purchased in the future, the Council would not fund more than £50,000 
per property as per the agreed funding criteria. 

 
3.11 An analysis of need from the Council’s housing register would be carried out to ensure 
 family homes are purchased in areas of the greatest demand.  The Council would receive 
 100% nomination rights for first lets and 75% for second and subsequent lets. The Council  
 will also work with RSL partners to produce Local Lettings Plans with the aim of ensuring 
 that the remaining 25% of nominations will also benefit local people.   
 
3.12 It is estimated from discussion with RSL partners that up to 30 ESDs could be purchased 

between 2008-2010.  This would potentially result in a contribution of £1.5m from the 
Council towards the purchase of these family homes in the District.  
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Section 1 
 

Background 
 
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 draft Strategic Housing Market Assessment for the Housing Market Area of the West Midlands 
in which Cannock Chase District sits, covering the authorities of Dudley, Sandwell, South 
Staffordshire, Telford and Wrekin, Walsall and Wolverhampton (the area otherwise known as the 
C3 area) suggests that there is an annual need for 335 new affordable housing units throughout 
the District.  Around 600 new affordable homes have been 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 Strategic Housing Market Assessment also shows that of the newly forming households 
expected during 2006-2011, 74% will be unable to afford to buy a  property. 
 
The Council aims to provide 100 new affordable housing units in the District per annum by 
2010/11.  During 2007/08 86 new affordable homes were provided in the District, in partnership 
with developers and Registered Social Landlords.  During 2008/09, the number of affordable 
housing completions expected through planned development sites is 41 units.  The purchase of 
ESDs would improve performance in this area and provide much needed family accommodation for 
rent in the District. 
 
The financial assistance and funding criteria that was approved in November 2007 to subsidise 
new affordable housing is identified below: 
 
Financial Assistance 
The allocation of funds to Housing Associations will assist with the delivery of more affordable 
homes.  Funding levels are limited as follow: 
 

• £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 
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specialist housing for those with learning disabilities, involve a complex funding model 
where establishing a funding limit would be restrictive. 

 
Funding Criteria 
Funding Criteria has been established to ensure all Council resources for the provision of 
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. 
 
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 additional 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 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. 
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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.   
 
The proposal to purchase ESDs meets the above requirements apart from the properties achieving 
a 3 star rating under the Code for Sustainable Homes. The properties are not new build and are 
refurbishment properties which would be assessed against Housing Quality Indicators Version 4 
(Rehab version) and achieve a minimum score unless it can be demonstrated that the associated 
costs are prohibitive in doing so. 
 
           Section 2 
 
Details of Matters to be Considered 
 
New affordable housing is primarily funded by borrowing of Housing Associations and Social 
Housing Grant from the Housing Corporation (the government agency that regulates and funds 
Housing Associations).   The Council assists by enforcing planning policy through Section 106 
Agreements to ensure 36% provision of affordable housing on residential developments of 15 or 
more dwellings. 
 
The Council currently has £746,750 of commuted sum exclusively available for the provision of 
new affordable housing within the District.  
 
In addition to the S106 commuted sum, in January 2007, Cabinet agreed to the sale of Council-
owned vacant one-bedroom bungalows.  It was 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 £50,000 per property and has the potential to 
generate £4,500,000 up to 2010/11 if 90 bungalows are sold.  
 
There is also £2 million available in the General Fund Capital Programme up to 2013 for the 
delivery of affordable housing.  
 
It is estimated that up to 30 family homes could be purchased, refurbished and available for 
occupancy during 2008-2010.  If the full financial contribution of £50,000 per dwelling was required 
from the Council this would equate to a potential £1.5m contribution to RSLs to facilitate the 
purchase of suitable ESDs.   
 
South Staffordshire Housing Association (SSHA) has provided an example of a programme that 
could be achieved during 2008/09.  They estimate that during the year, 6 x 2 bed houses could be 
purchased at an approximate cost of £115,000 each.  Refurbishment of these properties is 
estimated at £15,000 each.  9 x 3 bed houses could also be purchased at an approximate cost of 
£123,500 each and a £15,000 per dwelling refurbishment cost.  For these size of properties SSHA 
have suggested the Council provide a grant of £40,000 per property and they would make a bid to 
the Housing Corporation for a further £20,000.  SSHA would fund the outstanding amount from 
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their own resources or a loan. If larger 4 bed properties are purchased in the future,                                 
the Council would not fund more than £50,000 per property as per the agreed funding criteria. 
 
An analysis of need from the Council’s housing register would be carried out to ensure family 
homes are purchased in areas of the greatest demand.  The Council would receive 100% 
nomination rights for first lets and 75% for second and subsequent lets.  SSHA have also stated 
that they will work with the Council to produce a Local Lettings Plan with the aim of securing that 
the remaining 25% of nominations will also benefit local people.   
 
          Section 3 
 
Contribution to Strategic Objectives 
 
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 
 
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. 
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Section 7 
 
Risk Management Implications 
 
Based on the number of affordable units currently due to be completed through planned 
development sites during 2008/09 (41), performance in this area will fall without the support to 
purchase affordable housing from within existing housing stock.   
 
There is a risk that properties could be allocated to people residing outside Cannock Chase 
District.  To mitigate this risk, RSL partners will enter into a legal agreement with the Council to 
ensure that the nominations we receive are 100% of initial lets and 75% of subsequent relets.  The 
Council will also work with the RSL to produce Local Lettings Plans with the aim of ensuring that 
the remaining 25% of nominations will also benefit local people.   
 

Section 8 
 
Legal Implications 
 
Over the intended 2 year period of this Scheme the Council will be providing up to £1.5million in 
funding to RSLs in order for them to acquire properties to meet the housing need of the District. 
 
The principle aims and objectives of the Scheme have merit, however it is necessary to ensure the 
Scheme and any agreements entered into giving effect to the Scheme provides adequate and 
satisfactory protection of the Council’s investment and provides value for money. 
 
Any benefit of the Scheme is limited to 100% nomination rights on the first let followed by 75% on 
any subsequent lets. The ‘value’ of the nominations rights under the Scheme will vary depending 
upon tenants and the Council could expend substantial funds assisting in the acquisition of a 
property that it has the benefit of for a very short period of time. Tenants of the properties 
purchased using Council funds could exercise their “right to acquire” if they meet a set criteria, 
namely, have held a public sector tenancy for 5 years or more; or 2 years or more if the public 
sector tenancy commenced before 18 January 2005. If successfully exercised, the property would 
no longer be available to meet the housing needs of the District and the Council’s investment would 
be unrecoverable, unless appropriate terms were incorporated with the Scheme which in turn 
bound RSLs.  
 
Some properties are exempted from the “right to acquire”, namely those properties situated in rural 
areas designated by the Secretary of State under S17(1)(b) (Right to Acquire: Supplementary 
Provision) Housing Act 1996. For the purposes of this Council, this would include properties 
acquired by the RSL in Cannock Wood and Brindley Heath. 
 
Whilst history, the likely financial constraints upon tenants and current economic conditions do not 
necessarily lend themselves to a high probability of qualifying tenants exercising the “right to 
acquire”, the risk does nonetheless exist. Accordingly, appropriate terms/provisions should be 
included within the Scheme (through negotiation with RSLs if possible) to ensure the Council’s 
nominations rights are adequately safeguarded, particularly given that under the Scheme the 
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Council would not have either a legal or an equitable interest in any of the acquired properties 
notwithstanding Council’s funds having been used to assist with the acquisition. 
  
Consideration has been given to possible procurement implications arising in relation to the 
Scheme; however given that the Scheme is open to all RSLs, who would be afforded the same 
opportunity to secure financial assistance to acquire properties, no single RSL will secure or 
receive any additional benefit or favourable treatment over another.  
 
The operation of the Scheme does not give rise to any competition issues as all RSLs would have 
equal opportunity to apply for funding under the Scheme which would be administered using the 
same criteria.  
 
Whilst RSLs have been identified as the qualifying group, successful challenges by private sector 
landlords are unlikely given that such landlords have the opportunity to become RSLs providing 
they meet the requirements of the Housing Corporation. The Council’s decision to impose the 
qualification status of RSL can be justified on various grounds not least commercial, security and 
credibility grounds.  
 
          Section 9 
 
Financial Implications 
 
In the approved budget for 2008-2011 there is currently £7.2 million available in grant funding by 
the Council to Registered Social Landlords for the provision of additional affordable housing to 
meet the needs of local people.  The grant funding is dependant on the Capital Receipts received 
by the Council from the sale of vacant bungalows and right to buys and grants will only be allocated 
following the receipt of such sales. 
 
          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 
 
Cabinet Report 15th November 2007 – Council Support for Additional Affordable Housing 


