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CANNOCK CHASE COUNCIL 
CABINET 

19 JUNE 2008 
REPORT OF DIRECTOR OF SERVICE IMPROVEMENT 

RESPONSIBLE PORTFOLIO LEADER –  HOUSING LEADER 
ELIZABETH ROAD AREA REDEVELOPMENT SCHEME 

 
1. Purpose of Report

1.1 To consider matters to progress the Elizabeth Road Area Redevelopment Scheme: 

(a) A proposed rehousing policy. 

(b) A proposed Home loss and Disturbance Policy. 

(c) Authorisation to enter into a Development Agreement with the Waterloo Housing 
 Association to deliver the proposed scheme. 

2. Recommendations

 

 

 

 

 

 

 

 

 

 

2.1 That the Rehousing policy for the Elizabeth Road Area Redevelopment Scheme attached as Annex 1 
is agreed. 

2.2 That the Home Loss and Disturbance Policy for the Elizabeth Road Area Redevelopment Scheme 
attached as Annex 2 is agreed. 

2.3 That the Director of Service Improvement (or any other person so authorised by him) be authorised to 
agree Heads of Terms and enter into a Development Agreement and any other necessary agreements 
with Waterloo Housing Association as is deemed necessary to:- 

(a) Deliver the Scheme as set out in the Project Brief agreed by Cabinet on 18 October 2007 

(b) Transfer Council owned property and land falling within the Scheme to the Waterloo 
Housing Association upon such terms as is considered appropriate to achieve the most 
advantageous arrangements for the Council having regard to the Council’s obligations 
and duties arising under the Scheme. 

 

 

3. Key Issues 
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3.1 Waterloo Housing Association in partnership with Thomas Vale Construction Ltd have been 
selected as development partners for the Elizabeth Road Area Redevelopment Scheme. 

3.2 Action is being taken to progress the formulation of a proposed scheme in accordance with the 
framework and project brief agreed by Cabinet on 18 October 2007. It is envisaged that a 
proposed scheme and outline funding package will be completed in the Autumn and will be 
submitted to Cabinet for consideration at this time. However to progress the overall project it is 
necessary for Cabinet to consider three key issues at this time:- 

(a) A proposed rehousing policy for residents living in the Elizabeth Road Area 
Redevelopment Scheme 

(b) A proposed Home Loss and Disturbance Policy which also includes a proposed 
‘Smaller Accommodation Incentive Scheme’. 

(c) Authorisation to enter into the required a Development Agreements with the Waterloo 
Housing Association to deliver the proposed scheme. 

A Proposed Rehousing Policy 

3.3 The principle of relocating all existing residents permanently offsite was agreed by Cabinet on 
18 October 2007 and a proposed rehousing policy to achieve this is attached as Annex 1 

3.4 The proposed policy seeks to ensure that all residents who require rehousing as a result of the 
Elizabeth Road Area Redevelopment Scheme are treated equitably, that where reasonable 
their rehousing aspirations are met and that the progress of the redevelopment scheme is 
facilitated with the project timetable.  It also seeks to ‘strike’ a balance between the rehousing 
needs of residents living in the Elizabeth Road Area Redevelopment Scheme and other 
applicants on the Housing Register including homeless households 

3.4 It will be noted that the proposed policy amends both the existing Unified Points Scheme and 
suggests a method by which Choice Based lettings can operate for rehousing residents from 
the Elizabeth Road Area Redevelopment Scheme whilst Cabinet will not consider a final 
proposed Choice Based Lettings Scheme until July 2008. 

3.5 It is important the Elizabeth Road Area rehousing process commences as soon as possible, 
that residents are aware of the council’s rehousing policy and that this does not change 
unnecessarily during the rehousing process. For these reasons the proposed Elizabeth Road 
Area rehousing policy includes amendments to both the existing unified points scheme and the 
future) subject to Cabinets approval) allocation schemes. 

3.6 The principle changes to the current allocations scheme are:- 

(a) Private tenants and owners occupiers from the Elizabeth Road Area Redevelopment 
Scheme will only be considered for rehousing following a Notice To Quit or the 
exchange of contracts for the acquisition as appropriate and the rehousing of ‘hidden 
households’. 

(b) ‘Hidden households’ (i.e. a household residing with another household with no legal 
interest in the property) will be assessed under Homelessness legislation and if 
accepted will be rehoused in accordance with the existing Allocations Policy. 
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(c) The following additional points are awarded to Elizabeth Road Area Redevelopment 
Scheme applicants:- 

(i) Condition of property points – 120 

(ii) Elizabeth Road Area Redevelopment Scheme points – 40 

(d) Low demand properties which have been refused at least once are offered to Elizabeth 
Road Area Redevelopment Scheme applicants who would not normally be eligible for 
such a property type. 

3.7 The majority of Elizabeth Road Area Redevelopment Scheme residents live in 3 or 4 bedroom 
houses.  In order to encourage households to move to smaller dwellings when rehousing by the 
Council or a Registered Social landlord is required a ‘Smaller Accommodation Incentive 
Scheme is proposed i.e.  

(a) £1500 plus a free packing service for moves from a 4 or 3 bedroom house to a one 
bedroom bungalow or flat (loss 2-3 bedrooms) 

(b) £750 plus free packing service for moves from a four bedroom house to two bed 
bungalow or flat (loss of 2 bedrooms) 

(c) £500 for moves from (loss of 1 bedroom) 

  - four bedroom house to a three bedroom house 

  - three bedroom house to a two bedroom house, bungalow or flat. 

  - two bedroom house to a one bedroom bungalow or flat 

3.8 Subject to the introduction of Choice Based lettings Scheme applicants from the Elizabeth 
Road Area Redevelopment Scheme would be considered for rehousing as follows: 

(a) Applicants would be placed in Band 1 and given a priority card to reflect the loss of 
their home which would give them priority when expressing an interest in advertised 
vacancies. 

(b) Where two or more Elizabeth Road Area Redevelopment Scheme applicants express 
an interest in a property it would be allocated according to date the application is valid. 
In the event of the application valid dates being the same, other measures of 
recognised housing need would be used to determine between applications. 

(c) Properties which attract a low number of expressions of interest from Band 1 
applicants would be offered to Elizabeth Road Area Redevelopment Scheme 
applicants who do not fit the advertised criteria. 

(d) If necessary properties would be removed from the advertising cycle and directly 
allocated to applicants affected by the Elizabeth Road Area Redevelopment Scheme in 
order to meet the site handover date.  
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 Home Loss and Disturbance 

3.9 The majority of Council tenants, private rented tenants and owner-occupiers will be entitled to 
compensation payments as a result of the implementation of the Elizabeth Road Area 
Redevelopment Scheme. These comprise of  

(a) Home Loss. Paid for the loss of the ‘substantive home’ which must have been 
occupied by the household for 12 months or more, prior to displacement. At present, 
these payments are £4,400 for tenants and 10% of the property valuation for owner-
occupiers, although these are revised annually on 1 September. 

(b) Disturbance. Paid to all residents who have a legal interest in a property prior to 
displacement. The amounts are not specified but need to reflect ‘reasonable’ costs 
incurred as a consequence of moving home. 

3.10 A proposed Home Loss and Disturbance policy is attached as Annex 2.  This details the criteria 
for Home Loss payments together with the Council’s proposed approach to Disturbance 
Payments. In particular the proposed Disturbance Payment policy provides for the provision of 
new fittings in cases where existing carpets and curtains cannot be adopted. 

3.11 The proposed ‘compensation package would also include the proposed Smaller 
Accommodation Incentive Scheme outlined in paragraph 3.7. Whilst there is no statutory 
requirement for such a scheme, it is considered essential to mitigate the shortage of 2, 3 and 4 
bedroom dwellings in the social housing stock. 

3.12 Residents are entitled to recover reasonable legal and valuation costs in relation to the sale 
and purchase of a new property. These will be considered as part of acquisition negotiations 
and agreements together with any costs in relation to making compensation claims.  To assist 
with the process it is proposed to offer the services of an Independent Valuer whose costs 
would be covered as part of residents’ disturbance claims. 

 Development Agreement 

3.13 In order to secure delivery of the project it is necessary to enter into a Development Agreement 
with the Waterloo Housing Association. 

3.14 The principles and framework for the Agreement will be provided by the Project Brief agreed by 
Cabinet on 18 October 2007. Whilst a number of matters (including scheme design and the 
proposed funding package have yet to be determined), the form of the Agreement will ensure 
that these (and a number of other matters) can be agreed by the Council at a later date. 

3.15 It is therefore proposed that the Director of Service Improvement (or any other person 
authorised by him) is authorised to agree Heads of Terms and then enter into a Development 
Agreement. This will include the conditions for the transfer of land and dwellings in the Council 
ownership to Waterloo Housing Association. 
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Section 1 

Background 

Cabinet on 18 October 2007 agreed a project brief for the Elizabeth Road Area Redevelopment 
Scheme. This established the principles and framework for the redevelopment of 100 defective precast 
reinforced concrete (PRC) houses, of Wates construction; 45 of which are in Council ownership and 55 
in private ownership. 

The defective houses are to be replaced with new build mixed tenure scheme comprising of dwellings 
for rent and properties for shared ownership and outright sale. In order to facilitate the redevelopment 
scheme all existing residents will be permanently relocated off-site, assisted through compensation 
payments as appropriate. 

As the Council cannot generate the financial resources to undertake the redevelopment scheme itself, 
the scheme has to be undertaken in conjunction with a development partner(s), in order to access 
private finance and other forms of external funding. In order to achieve this Cabinet agreed, as part of 
the project brief, a robust selection process to secure the required development partner(s) and this has 
now been implemented and the development partners are in place. 

Section 2 

Progression of the Project 

The completion of the agreed selection process resulted in the selection of Waterloo Housing 
Association in partnership with Thomas Vale Construction Ltd as the Council’s development partners in 
March 2008. In addition, Open Communities Ltd have been appointed as the Community Consultation 
Adviser for the Scheme. 

Actions which are being taken to progress the formulation of a proposed scheme include:- 

(a) The appointment of DBK Back Valuers to undertake negotiations with owner-occupiers and 
private landlords, to acquire the properties in their ownership. 

(b) The commencement of the selection process to appoint a scheme architect which includes the 
submission of initial design principles. 

(c) The identification of all legal and equitable interests. 

(d) Work to establish (subject to planning consent) a project office at 33 Elizabeth Road. 

(e) Site survey and ground investigation works. 

An outline project plan has also been formulated for the delivery of the scheme which includes the 
following key milestones:- 

(a) Commence acquisition negotiations      June 2008 

(b) Commence rehousing*                 14 July 2008 

(c) Submit planning application               Autumn 2008 
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(d) Outline funding package                  Autumn 2008 

(e) Start on site         Spring 2010 

 Note* subject to Cabinets agreement to this report 

It is envisaged that a proposed scheme and outline funding package will be formulated in the autumn 
and will be submitted for consideration by Cabinet. However, in order to progress the overall project it is 
necessary for cabinet to consider three matters at the present time:- 

(a) A proposed rehousing policy for residents living in the Elizabeth Road Area Redevelopment 
Scheme 

(b) A proposed Home Loss and Disturbance Policy, which also includes a proposed ‘Smaller 
Accommodation Incentive Scheme’. 

(c) Authorisation to enter into the required Development Agreement with the Waterloo Housing 
Association to deliver the proposed scheme. 

Section 2 

A Proposed Rehousing Policy 

The principle of relocating all existing residents permanently offsite was agreed by Cabinet on 18 
October 2007. In order to achieve this it is necessary for Cabinet to agree a rehousing policy for the 
Elizabeth Road Area Redevelopment Scheme which will require amendments to the Council’s existing 
Allocations Scheme. 

The Council currently operates a Unified Points Scheme. However, Cabinet on 19 April 2007 agreed to 
consult stakeholders on a draft Choice Based lettings Scheme and a report on a final proposed scheme 
will be submitted to Cabinet in July 2008. Subject to Cabinet’s agreement to the final proposed scheme, 
choice based lettings would become operational in November 2008. 

It is important the Elizabeth Road Area rehousing process commences as soon as possible, that 
residents are aware of the Council’s rehousing policy and that this does not change unnecessarily 
during the rehousing process. For these reasons the proposed Elizabeth Road Area Rehousing policy 
includes amendments to both the existing Unified Points scheme and the proposed Choice Based 
Lettings Scheme. 

The proposed rehousing policy is attached as Annex 1. This seeks to ensure that all residents living 
within the Elizabeth Road Area Redevelopment Scheme are treated equitably (regardless of tenure) 
that where reasonable their rehousing aspirations are met and that the progress of the redevelopment 
scheme is facilitated in accordance with the project timetable.  The proposed policy also seeks to 
‘strike’ a balance between the rehousing needs of residents living in the Elizabeth Road Area 
Redevelopment Scheme and other applicants on the Housing Register (including homeless 
households) who require accommodation from the Council or a Registered Social Landlord. 

A summary of the proposed policy (including changes to the Unified Points Scheme and the suggested 
operation under the Choice Based Lettings Scheme) is summarised together with the ‘policy rationale’ 
below. 

(a) Applications 
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Whilst all residents living in the Elizabeth Road Area Redevelopment Scheme have been 
advised to complete a housing application, private tenants and owner occupiers only be 
considered where:- 

(i) Private Tenants. A notice to quit has been served (following successful completion of 
negotiations to acquire the property for redevelopment scheme), and any hidden 
households rehoused. 

(ii) Owner Occupiers. Contracts have been exchanged for the acquisition of their property 
and any hidden households rehoused.  

The Council ceased reletting its properties within the Elizabeth Road Area Redevelopment 
Scheme with effect from January 2008.  It is however, possible that some privately owned 
properties may have subsequently been sold or relet. To ensure that longstanding residents 
receive priority for rehousing, it is suggested that where residents have been an owner 
occupier or private tenant for more than six months prior to the notice or acquisition date they 
are accepted for rehousing without a homelessness assessment, with their applications being 
dealt with on the same basis as a Council tenant. 

Residents who have been a tenant or owner for less than six months will be assessed on the 
basis that they have held settled accommodation as required under homeless legislation. 

Initial consultation has identified a number of hidden households (i.e. household residing with 
another household with no legal interest in the property and not living as a member of the 
tenant’s or owner’s family). The majority of these households already have a housing 
application registered and it is proposed these are assessed in accordance with the 
Homelessness legislation and rehoused in accordance with the agreed Allocations Policy.  In 
order to prevent these households being made homeless the tenant or owner occupier with 
whom they are living will not be rehoused until after rehousing the ‘hidden’ household. 

Note. Hidden households are not eligible for any compensation as they have no legal interest in 
the property. 

(b) Property Type

(i) General 
 

The majority of Elizabeth Road Area Redevelopment Scheme residents occupy 3 or 4 bedroom 
houses.  Under existing property eligibility criteria a number of residents will not be entitled to a 
similar size property and as a result of the high demand for all houses, and 2 and 3 bedroom 
bungalows and flats it is not possible to offer a ‘like for like’ allocation 

 
It is therefore proposed with the exception of certain lower demand properties that applicants 
will be allocated accommodation in accordance with existing eligibility criteria based on 
recognised housing needs. 
 
 

 
(ii) Smaller Accommodation Incentive Scheme 
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In order to make best use of the housing stock by encouraging residents to move to smaller 
Council or Registered Social Landlord rented property (particularly one bedroom bungalows 
and flats) it is proposed to offer the following financial incentives:- 
 

• £1,500 plus a free packing service for moves from a 4 or 3 bedroom house to a one 
bedroom bungalow or flat (loss of 2-3 bedrooms) 

• £750 plus a free packing service for moves from a four bedroom house to two bed 
bungalow or flat (loss of 2 bedrooms) 

• £500 for moves from (loss of 1 bedroom) 
  - four bedroom house to a three bedroom house 
  - three bedroom house to a two bedroom house, bungalow or flat. 
  - two bedroom house to a one bedroom bungalow or flat 

 
(iii) Lower Demand 

Due to the high demand for 2,3,and 4 bedroom properties and it is not possible to offer like for 
like allocations in cases where Elizabeth Road Area Redevelopment Scheme applicants do not 
meet the ‘property’ eligibility criteria for properties. It is however, proposed that properties which 
have been refused by other housing applicants, at least once, are offered to Elizabeth Road 
Area Redevelopment Scheme applicants who would not normally be eligible for the type of 
property.  

(c) Amendments to the Unified Points Scheme 

It is proposed that Elizabeth Road Area Redevelopment Scheme applicants who have been 
accepted for rehousing will be awarded the following additional points:- 

(i) Condition of property points – 120 

(ii) Elizabeth Road Area Redevelopment Scheme points – 40 

In cases where it is necessary to secure the vacant possession of a property to prevent a  
delay to the scheme additional social need points may also be awarded. However, subject to 
Cabinet’s agreement to the proposed Choice Based Lettings Scheme it is unlikely that this will 
need to be used. 

(d) Temporary Accommodation

It is anticipated that all existing residents will be permanently relocated off site prior to site 
handover date.  However, in the event that suitable property is not available it is proposed that 
applicants are offered temporary accommodation to enable a start on site although this 
provision would only be used in exceptional circumstances where the applicant had special 
needs. 

In any cases where temporary accommodation is required it is proposed that property criteria is 
suspended, subject to the prevention of statutory overcrowding. Any subsequent request from 
the applicant to remain in the property would only be agreed if the applicant is eligible for the 
type of property and the property does not have adaptations unless required by the applicant. 
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(e) Choice Based Lettings 

 Under the proposed Choice Based lettings Scheme applicants would be dealt with as follows: 

(i) Applicants would be placed in Band 1 and given a priority card to reflect the loss of 
their home which would give them priority when expressing an interest in advertised 
vacancies. 

(ii) Where two or more Elizabeth Road Area Redevelopment Scheme applicants express 
an interest in a property the allocation would be made according to date the application 
is valid.  In the event of two or more application valid dates being the same, other 
measures of recognised housing need would be used to determine between 
applications. These would include special needs i.e. location of schools, care needs or 
provision of care to another family member. 

(iii) Properties which attract a low number of expressions of interest from Band 1 
applicants would be offered to Elizabeth Road Area Redevelopment Scheme 
applicants who do not fit the advertised criteria.  

(iv) If necessary properties would be removed from the advertising cycle and directly 
allocated to applicants affected by the Elizabeth Road Area Redevelopment Scheme in 
order to meet the site handover date.  

(f) Implementation 

 Subject to Cabinet’s agreement it is proposed that this rehousing policy will be implemented 
with effect from 14 July 2008.   

 The proposed application and rehousing process is set out below:- 

(i) Elizabeth Road Area Redevelopment Scheme applicants have been requested to 
complete a Housing Application by end June 2008. Home visits and office 
appointments are being offered to all residents to provide an opportunity to discuss 
their individual situations and provide assistance with completing application forms.  

(ii) Applications will become live as from 14 July 2008 or in the case of private tenants and 
owner occupiers following notification of the notice or acquisition date. 

(iii) Offers of accommodation will commence after 14 July 2008 as soon as suitable 
properties are available.  

(iv) Residents will be able to move into a property following acceptance of the offer and the 
receipt of keys after void works have been completed. 

(v) Home Loss, Smaller Accommodation Incentive Scheme and Disturbance Payments 
will be paid in accordance with the relevant procedures. 

(vi) Vacated properties will be secured and prepared for handover to Waterloo Housing 
Association. 

Section 4 
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Home Loss and Disturbance Policy 

The majority of Council tenants, private rented tenants and owner-occupiers will be entitled to statutory 
compensation payments as a result of the implementation of the Elizabeth Road Area Redevelopment 
Scheme.  The main exception are ‘Hidden Households’ who will not be eligible for any compensation as 
they do not have any legal interest in the property. 

The compensation payments comprise of  

(a) Home Loss. Paid for the loss of the ‘substantive home’ which must have been occupied by the 
household for 12 months or more, prior to displacement. At present, these payments are 
£4,400 for tenants and 10% of the property valuation for owner-occupiers, although these are 
revised annually on 1 September. 

(b) Disturbance. Paid to all residents who have a legal interest in a property prior to displacement. 
The amounts are not specified but need to reflect ‘reasonable’ costs incurred as a 
consequence of moving home. 

A proposed Home Loss and Disturbance policy is attached as Annex 2.  This details the criteria for 
Home Loss payments together with the Council’s proposed approach to Disturbance Payments. In 
particular the proposed Disturbance Payment policy provides for the provision of new fittings in cases 
where existing carpets and curtains cannot be adapted. 

The proposed ‘compensation package’ would also include the proposed Smaller Accommodation 
Incentive Scheme detailed in section Three. Whilst there is no statutory requirement for this, it is 
considered essential to mitigate the shortage of 2, 3 and 4 bedroom dwellings in the social housing 
stock. 

Owner occupiers are also entitled to reasonable legal and valuation costs in relation to the sale of their 
existing home whist Investment landlords who acquire a replacement property within twelve months of 
the date are entitled to claim the incidental charges/costs of acquiring an interest in other land in the 
United Kingdom. These matters will be considered as part of the acquisition negotiations and 
agreement. In order to assist residents with the compensation claim process it is proposed to offer the 
service of an Independent Valuer whose costs would be met as part of any subsequent compensation 
claim. 

Section 5 

Development Agreement 

In order to secure delivery of the Elizabeth Road Area Redevelopment Scheme it is necessary for the 
Council to enter into a Development Agreement with the Waterloo Housing Association. 

The principles and framework for the Agreement will be provided by the Project Brief agreed by Cabinet 
on 18 October 2007. Whilst a number of matters (including scheme design and the proposed funding 
package have yet to be determined), the form of the Agreement will ensure that these (and a number of 
other matters) can be agreed by the Council at a later date. 

It is therefore proposed that the Director of Service Improvement (or any other person authorised by 
him) is authorised to agree Heads of Terms and then enter into a Development Agreement.  The heads 
of Terms will determine the principles for the Development Agreement including:- 
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(a) Partnership arrangements including the roles and responsibilities of each of the partners. 

(b) The expected outcomes and required outputs from of the scheme 

(c) The conditions to be met including:- 

 (i) Planning Permission 

 (ii) Formulation of an appropriate funding package 

 (iii) Site assembly, including the transfer of the Council’s landholdings. 

(d) The obligations of each partner. 

As part of the agreed project brief the Council is required to transfer the land and dwellings which are in 
its ownership to Waterloo Housing Association and it will be noted that the conditions for this will form 
part of the Heads of Terms. The principle which will used in the negotiations on this matter will be to 
achieve the most advantageous position for the Council.  

Authorisation is therefore required to enter into any necessary legal agreements, including the Heads of 
Terms and Development Agreement as is deemed necessary to achieve delivery of the Elizabeth Road 
Area Redevelopment Scheme. 

Section 6 

Consultation 

Following Cabinet’s approval of the project brief on 18 October 2007, residents living in the Elizabeth 
Road Area Redevelopment Scheme were provided with the opportunity to attend one of two ‘drop in’ 
advice surgeries to receive information and discuss issues of concern. 

Some 50 residents attended the advice surgeries. Rehousing and the provision of compensation 
(through Home Loss and Disturbance) were the prime areas of concern, with residents requesting clear 
statements of the Council’s policy in respect of these issues. 

This report considers a proposed policy for both rehousing and Home Loss and Disturbance which will 
go some way in addressing residents concerns. In drafting the proposed policies account has been 
taken where possible of residents aspirations which were articulated at the ‘drop in’ advice surgeries. 

An ‘independent’ Community Consultation Adviser, Open Communities Ltd has been appointed to 
provide advice and assistance to residents on the relocation and rehousing process. The work of the 
Community Consultation Adviser is being directed by the Chase tenants and Residents Federation and 
has initially involved consultation on the proposed policies for rehousing and Home loss and 
Disturbance Payments. 

Section 7 

Contribution to CHASE 

The Elizabeth Road redevelopment scheme will contribute to CHASE objectives as follows:- 
(a) Healthier Communities, Housing and Older People – It will deliver healthy and decent homes 

for all residents of the estate. 
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(b) Safer and Stronger Communities – A new estate layout provides an opportunity to reduce car 
speeds and provide improved public space. 

(c) Environment – The overall effect of improving homes contributes to a clean, safe and 
sustainable environment. 

Section 8 

Section 17 (Crime Prevention) Implications 

The proposed redevelopment will incorporate high quality design which will help prevent current 
problems of vandalism by improving areas of defensible space. In addition, improvements will be made 
to communal open space, road safety and street lighting. 

Section 9 

Human Rights Act Implications 

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 is in accordance with the law and is necessary in a democratic society in the interests 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 freedoms of others. 

 
In considering amendments to the Council’s Allocation Policy, the Council is complying with legislation 
which empowers it do so, at the same time it is considering the needs of the residents of the district. 
 
For the above reasons the Council’s actions are considered to compatible with the Human Rights Act. 
 

 Section 10 

Data Protection Act Implications 

There are no Data Protection Act Implications to this report. 

Section 11 

Risk Management Implications 

A comprehensive risk assessment for the Elizabeth Road Area Redevelopment Scheme was 
undertaken when the project brief was formulated the results of which were reported to Cabinet on 18 
October 2007. 
 
The project has a gross risk assessment score of 20 which falls within the high risk category. However, 
it was reported that a number of actions could mitigate this risk which include:- 
 
(a) The implementation of the scheme through selected development partner(s) who have the 
experience to deliver the redevelopment scheme. 
 
(b) Robust project management by the Council and its development partner(s). 
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(c) The provision of alternative accommodation, together with Home Loss and Disturbance 
Payments to residents living within the Elizabeth Road Area Redevelopment Scheme. 
 
It was considered that the implementation of these (and other future actions) would reduce the risk 
score to 9, placing it within the medium risk category. 
 
Following the implementation of a robust selection process the Waterloo Housing Association in 
partnership with Thomas Vale Construction Ltd have been selected as the Council’s development 
partner(s). Both of these organizations have considerable experience of similar large redevelopment 
projects and it is considered that they have the necessary expertise to deliver the Elizabeth Road Area 
Redevelopment Scheme. 
 
An outline delivery plan has been prepared and in order that the project is progressed within the 
required timescales, it is necessary for Cabinet to address a number of issues which are the subject of 
this report. In particular, the agreement of the rehousing policy for residents living within the Elizabeth 
Road Area Redevelopment Scheme, together with a Home Loss and Disturbance Policy were identified 
as key actions to mitigate the risk score and these two issues are considered in this report. 
 
The risk assessment for the scheme has also been reassessed in the light of the above proposals and 
other known changes.  As a result of this review it is not considered that there has been any change in 
either gross or mitigated risk score it therefore remains at 9 at the present time placing it in the medium 
risk category. 
 
The risks associated with the scheme will continue to be assessed at regular intervals, with any 
required amendments being made to the Council’s Risk Register. 
 

Section 12 

Legal Implications 

The Council’s Allocations Policy has been developed to ensure the Council is not in breach of the 
following legal obligations and duties. 

(a) Part VI of the Housing Act 1996 as amended by Homelessness Act 2002 requires that in 
framing their allocations policy local authorities must ensure that reasonable preference is 
given to defined categories of housing need, for example, people who are homeless or 
occupying insanitary housing conditions. 

(b) The Council must also ensure that it discharges its statutory housing duties towards homeless 
persons under Part VII Housing Act 1996, as amended by Homelessness Act 2002. 

(c) The Homelessness (Suitability of Accommodation) (England) Order 2003 prohibits the use of 
Bed & Breakfast accommodation in respect of homeless families except in emergency and for 
a maximum of 6 weeks. 

The Housing Act 1996 provides that where the council transfers existing council tenants to other 
accommodation as a result of a redevelopment scheme, the council does not have to comply with the 
requirements of part VI of the Act, and can arrange for such transfers outside the provisions of the 
council’s allocation policy.  In order to provide for owner-occupiers and private tenants affected by the 
redevelopment scheme the council proposes to amend the allocations policy to include provisions for 
allocating housing to all residents affected by the redevelopment.  A unified policy for dealing with all 
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applicants for housing will ensure a clear method of deciding on the priorities to be given to various 
types of applicants and will allow all applications to be considered consistently. 

Every local authority has the power under S2 of the Local Government Act 2000 to do anything which 
they consider is likely to achieve any one or more of the following objects namely, the promotion or 
improvement of the economic well-being of their area, the promotion or improvement of the social well-
being of their area, and the promotion or improvement of the environmental well-being of their area.  

This power may be exercised in relation to or for the benefit of the whole or any part of a local 
authority’s area, or all or any persons resident or present in a local authority’s area.  

The power to provide a Smaller Accommodation Incentive Scheme can be either facilitated through the 
Local Authority’s well being powers or alternatively through the powers afforded to it under its general 
Housing Management Function. 

Initial Demolition Notices will need to be served under Schedule 5A of the Housing Act 1985 as 
amended by the Housing Act 2004 as part of the regeneration of the Elizabeth Road area. When the 
demolition notice is in force the Council will not be under any obligation to make a grant as is 
mentioned under s138(1) of the Housing Act 1985 in respect of any claim to exercise the right to buy.  
  
The Initial Demolition Notices need to be advertised in a local or other newspaper circulating in the 
locality in which those premises are situated and in any newspaper published by the Council and on the 
landlord's website. 
 

Section 13 

Financial Implications 

 
A budget of £514,000 for the Redevelopment of PRC Dwellings forms part of the agreed HRA Capital 
Programme for the period 2007-08 to 2009-10 and is profiled as follows:- 
 

2008-09   2009-10   Total 
£257,000   £257,000   £514,000 

 

This budget will need to meet the cost of the Home loss and Disturbance Payments, the proposed 
Smaller Accommodation Incentive Scheme (estimated by the Head of Housing to be £30,000) the cost 
of securing the vacant properties up until the point the land is transferred to Waterloo Housing 
Association. 

The running costs of the project office will be met by Waterloo Housing Association directly. 

Whist a proposed funding package for the scheme has yet to be formulated it has been assumed that 
£1.25 million will be available through a Section 106 contribution from the sale of the stadium site.  
Discussions are being held with the Housing Corporation (who will also provide grant funding for the 
scheme) regarding alternative courses of action should the S106 contribution not be forthcoming. 

Section 14 

Human Resources Implications 
08-Elizabeth Road Redevelopment  Page 15 of 27 



  ENCLOSURE 11.16 

There are no Human Resources implications. 

Section 15 

Conclusions 

That the recommendations in paragraphs set out in 2.1 - 2.3 are agreed. 

Section 16 

Background Papers 
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Annex 1 

CANNOCK CHASE COUNCIL 

ELIZABETH ROAD AREA REDEVELOPMENT SCHEME 

REHOUSING POLICY 

 

1. Policy Objectives 

(a) To meet the aspirations of residents living within the Elizabeth Road area wherever it is 
reasonable to do so. 

(b) To be fair and equitable to all housing applicants, whether they are residents of the 
Elizabeth Road Area or applicants from elsewhere. 

(c) To facilitate the progress of the redevelopment Scheme in accordance with the project 
timetable. 

 

2. Rehousing Policy 

2.1 All residents will be required to move from the estate prior to the development commencing and 
to be relocated permanently off site. In order to achieve this, residents will be given help and 
assistance to obtain alternative accommodation as set out below: 

 (a) Owner Occupiers 

(i) Negotiations will be undertaken with owner occupiers by the Waterloo Housing 
Association to acquire their properties. Rehousing of certain owner occupiers 
may be resolved through, for example, shared ownership to enable them to 
purchase alternative dwellings. 

(ii) Owner occupiers, who have been owner-occupiers for six months or more 
prior to the acquisition date will also be offered, as part of the negotiations, the 
opportunity to be rehoused within the Council’s existing stock or through a 
nomination to a Registered Social Landlord.  

(iii) Owner occupiers whose homes are acquired will be entitled to Home Loss, 
Smaller Accommodation Incentive Scheme (if applicable) and Disturbance 
Payments subject to them meeting the statutory residence criteria.  

 

 (b)  Council tenants  

(i) Council tenants will be rehoused within the Council’s existing stock or through 
a nomination to a Registered Social Landlord.  

(ii) Council tenants will not be required to give the normal weeks notice on their 
existing home. 

(iii) Tenants who move due to the redevelopment scheme will be entitled to Home 
Loss, Smaller Accommodation Incentive Scheme (if applicable) and 
Disturbance Payments subject to them meeting the statutory residence 
criteria. 
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 (c) Private rented tenants 

(i) Negotiations will be undertaken with private landlords by Waterloo Housing 
Association to acquire the privately rented properties.  As part of the property 
negotiations certain private tenants may be rehoused in alternative private 
rented accommodation 

(ii) In cases where no alternative private rented accommodation is available 
private rented tenants who have been tenants for:- 

 
(a) six months or more prior to the notice date, will be offered the 

opportunity to be rehoused with the Council’s existing stock or through 
a nomination to a Registered Social Landlord. 

(b) less than six months from the notice date will be assessed by the 
Council’s Housing Options Team under Homelessness legislation. 

(i) Where the Council has a statutory duty under the 
homelessness legislation tenants will be offered the 
opportunity to be rehoused within the Council’s existing stock 
as tenants or through a nomination to a Registered Social 
Landlord.  

(ii) Where the Council does not have a statutory duty to rehouse, 
assistance will be given by the Council’s Housing Options 
Team to obtain alternative accommodation. 

(iii) Private tenants who move due to the redevelopment scheme will be entitled to 
Home Loss, Smaller Accommodation Incentive Scheme (if applicable) and 
Disturbance Payments subject to them meeting the statutory residence criteria 

Note: Notice date refers to the date of a notice To Quit issued by the landlord as 
a result of acquisition for the redevelopment and not for any other reason. 

 

 (d) Hidden Households 

(i) Hidden households i.e. a household residing with another household with no 
legal interest in the property and not living as a member of the tenant’s or 
owner’s family will be assessed by the Council’s Housing Options Team under 
Homelessness legislation and rehoused in accordance with the Council’s 
Allocations Policy. 

 
(ii) Hidden households will be rehoused prior to the Council or private tenant or 

owner-occupier in order to prevent them being made homeless. Offers will not 
be made to Council or private tenants or owner occupiers who have hidden 
households residing with them until the hidden household has been rehoused. 

(iii) Hidden households will not be entitled to Homeloss, disturbance, smaller 
Accommodation Incentive Payments or any other compensation payments in 
relation to the Elizabeth Road Redevelopment Scheme.  
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2.2 Prior to the commencement of this policy (14 July 2008) residents may move from the 
Elizabeth Road estate under the existing unified points scheme.  However they will not be 
entitled to Home Loss, Smaller Accommodation Incentive or Disturbance payments as they will 
be moving for other housing reasons and not as a result of the redevelopment scheme. 

2.3 In cases where no suitable alternative accommodation is available before vacant possession of 
 their home is required, residents will be provided with temporary accommodation, until suitable 
 permanent accommodation is available 

 

3. Changes to Existing Allocations Scheme

(a) Eligibility – 

(i) Owner-occupiers who have been resident for more than six months from 
acquisition date will be eligible for rehousing. 

 
(ii) Private tenants who have been resident for more than six months from notice 

date will be eligible for rehousing. 
 
(iii) Private rented tenants and owner-occupiers who have been resident for less 

than six months will be assessed by the Housing Options Team.  In cases 
where they are accepted as homeless, they will not be awarded homelessness 
points but will receive the same points as if they were a Council tenant. (section 
c (i) – (iv) below). 

 

(b) Property Type  

(i) General 
 

With the exception of lower demand properties (Section b(iii) below) applicants 
will be allocated accommodation in accordance with existing eligibility criteria. 

(ii) Smaller Accommodation Incentive Scheme 

To encourage residents to move to smaller accommodation, households with a 
legal interest in a property (Council and private tenants and owner occupiers) 
will be entitled to the additional incentives if they move to smaller Council or 
Registered Social landlord dwelling, i.e. 

• £1500 plus a free packing service for moves from a 4 or 3 bedroom house 
to a one bedroom bungalow or flat (loss 2 - 3 bedrooms) 

• £750 plus free packing service for moves from a four bedroom house to 
two bed bungalow or flat (loss of 2 bedrooms) 

• £500 for moves from (loss of 1 bedroom) 

  - four bedroom house to a three bedroom house 
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  - three bedroom house to a two bedroom house, bungalow or flat. 

- two bedroom house to a one bedroom bungalow or flat 

(iii)  Lower Demand 

 Properties refused by other housing applicants may be offered to applicants 
from the Elizabeth Road Area Redevelopment Scheme, who would not 
normally be eligible for the type of property, provided that they currently reside 
in a property with the equivalent or larger number of bedrooms. 

 c) Awards of Points 

  (i) Waiting Points 

Residents who have a housing application registered under the existing 
allocations scheme will retain their existing waiting points.  Residents who 
complete an application form on or before the 14 July 2008 will be awarded 94 
waiting points.  All subsequent Elizabeth Road Area Redevelopment Scheme 
housing applications completed before the ‘go live’ date will be awarded 
waiting points as at the ‘go live’ date.   

 (ii) Condition of Property Points 

All Council tenants, private tenants and owner occupiers who have been 
resident for 6 months or those who have been resident for less than 6 months 
and accepted as homeless by the Housing Options Team (but not “hidden 
Households”) will be awarded Condition of Property – Major Disrepair – 120 
points.  

 (iii) Redevelopment Scheme Points  

All Council tenants, private tenants and owner occupiers (but not “hidden 
households”) will be awarded Elizabeth Road Area Redevelopment Scheme –  
40 points 

 (iv) Social Need 

Social need points may also be awarded “To enable the allocation of permanent 
accommodation under the Elizabeth Road Area Redevelopment Scheme in order  to 
achieve vacant possession prior to the site handover date.” 

 

4. Temporary Accommodation 

 a) Eligibility criteria  

Where suitable accommodation has not been found in time to meet the site handover 
date, applicants will be offered temporary accommodation within the Council or 
Registered Social Landlord housing stock. Eligibility criteria for property types will be 
suspended subject to the prevention of statutory overcrowding. Nominations to a 
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Registered Social Landlord property will be with the agreement of the Registered 
Social Landlord at the point of nomination.   

Note the suspension is for temporary accommodation only. 

 b) Temporary to Permanent Rehousing 

Where temporary accommodation has been provided within the Council stock and a 
household subsequently submits a request to remain in the property on a permanent 
basis, the request will be considered as follows: 

(i) The applicant does not fall within the property type eligibility category - the 
request will be refused. 

(ii) The applicant is eligible for the property type - the request will be agreed 
unless the property is adapted property for a disabled person and the applicant 
does not require the adaptations. 

 

5. Choice Based Lettings (CBL) 

5.1 Following the introduction of Choice Based Lettings scheme: 

(a) Applicants would be placed in Band 1 and given a priority card to reflect the loss of 
their home which would give them priority when expressing an interest in advertised 
vacancies. 

(b) Where two or more Elizabeth Road Area Redevelopment Scheme applicants express 
an interest in a property the allocation would be made according to date the application 
valid date.  In the event of two or more application valid dates being the same, other 
measures of recognised housing need would be used to determine between 
applications. These would include special needs i.e. location of schools, care needs or 
provision of care to another family member. 

(c) Properties which attract a low number of expressions of interest from Band 1 
applicants would be offered to Elizabeth Road Area Redevelopment Scheme 
applicants who do not fit the advertised criteria. 

(d) If necessary properties would be removed from the advertising cycle and directly 
allocated to applicants affected by the Elizabeth Road Area Redevelopment Scheme in 
order to meet the site handover date. 

 

6. Implementation 

6.1 The Elizabeth Road Area Redevelopment Scheme rehousing policy will become effective 
adopted from 14 July 2008.   

7. Appeals Process 

7.1 Residents have the right to request a review of any allocation decision through the Council’s 
Appeal and Complaints Procedure. 
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8. Further Information and Advice 

8.1 Residents can obtain additional information from Cannock Chase Council by contacting:-  

• Housing Department Tel. 01543 462621 
• Housing Options Team. Tel. 01543 462621 

 

8.2 Residents can obtain independent advice from:  

• Open Communities Ltd, The Community Consultation Adviser Tel. 0800 073 1051 
• Citizens Advice Bureau. Tel. 01543 502236 
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Annex 2 

CANNOCK CHASE COUNCIL 
 

Elizabeth Road Area Redevelopment Scheme  
 

Home Loss and Disturbance Policy  
 

1. Introduction

1.1 Council tenants, private rented tenants and owner-occupiers may be entitled to compensation 
payments as a result of the implementation of the Elizabeth Road Area Redevelopment 
Scheme. This policy sets out what they can expect in terms of standards of performance and 
compensation when they are asked to move from their home due to the redevelopment.   

2. Home Loss Payment

2.1 Council and private rented tenants who have occupied the property for 12 months or more prior 
to displacement will be entitled to a Home Loss Payment (HLP). This amounts to £4,400 (as at 
June 2008) but is renewed by Central Government on 1st September each year. 

2.2 Owner-occupiers are entitled to 10% of the value of their home which will be determined as 
part of the property acquisition negotiations. 

2.3 The payments are made for the loss of their substantive home. 

2.4 Tenants of less than a year may also be eligible for a payment provided they previously lived 
with another person who satisfied the above condition, and that person no longer resides at the 
premises due to ill health or matrimonial break-up.  Payments for joint tenants may be shared 
equally.   

2.5 A tenant will be entitled to Home Loss payment if, after receiving a Notice to Quit from their 
landlord (or a written agreement to pay HLP from the Council) they find their own 
accommodation, rather than waiting for an offer of accommodation from the Council. In relation 
to private tenants Home Loss the tenant’s landlord must be contractually committed to 
disposing of his property to Waterloo Housing Association or be in receipt of a Notice to Treat. 

2.6 Council and private tenants will receive Home Loss Payment in two instalments:- 

(a) 50% prior to moving less the deduction of any Council rent arrears, Council Tax or 
other Council debits. 

 

(b)  50% following vacation of their previous home less the deduction of any Council rent 
arrears, Council Tax or other Council debits and subject to a satisfactory inspection*. 

 

Note* All properties (including private tenancies where Waterloo Housing Association have 
acquired the property prior to the tenant vacating will be inspected and the Home Loss 
Payment will be reduced to pay for the removal of rubbish or belongings (from the property or 
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in the garden) or any damage caused by the tenant which requires remedial work for health 
and safety reasons. 

2.7 Owner Occupiers will receive 100% of Home Loss Payment as part of the settlement for the 
acquisition of their property. 

3. Disturbance Payments

3.1 Council tenants, private tenants and owner occupiers will qualify for disturbance payments 
provided they have been in lawful possession of the property prior to displacement. 

3.2 There is no ‘fixed cash sum’ in relation to disturbance payments. Payments will reflect the 
‘reasonable’ costs incurred as a consequence of moving home and will vary in relation to 
individual circumstances. 

3.3 An Independent advisor will be available to assist Elizabeth Road Area Redevelopment 
Scheme residents in the negotiation of any claim. The Council will meet the costs of the 
independent advisor as part of the claim.  

3.4 In the event of a disagreement with the Council regarding a Disturbance Payment residents will 
have the right of appeal to the Lands Tribunal. 

3.5 The following items general items of claim and sets out how the claim will considered: - 
 

• Removal Costs 
 

Residents will be required to arrange their own removal following acceptance of the lowest 
of three quotations from removal firms (Note Invoice and quotations must be submitted) 
 
As an alternative if a resident wishes to move themselves then the cost of van hire can be 
claimed. 
 
Consideration will be given to the provision of a packing service and support for vulnerable 
and elderly residents.   

One skip per household for clearance purposes will be provided through the Council’s Skip 
Hire Contract.  Residents who require provision of any additional skips will need to make 
their own arrangements and consideration will be given to their claim on submission of a 
receipt. 

• Disconnection and Reconnection of Cookers, Washing Machines, Dishwashers 
 

Residents will be required to arrange their own disconnection/reconnection by a qualified 
electrician or a Corgi registered gas fitter as appropriate. ( Note A receipt must be 
submitted). 
 

 

• Disconnection/Reconnection of Aerials/Satellite Dishes/Sky TV 
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Residents will be required to arrange their own disconnection/reconnection and submit a 
receipt for payment. 

• Redirection of mail up to 6 months 
 
Residents will be required to arrange their own redirection and submit a receipt for 
payment. 

• Disconnection/reconnection of telephone  
 
Residents will be required to arrange their own disconnection/reconnection and provide a 
receipt for payment. 

• New school uniform 
 
In cases where as a result of the move, any children are required to change school and a 
different uniform is required.  Payments will be restricted to badged and specified coloured 
items. (Note An itemised receipt is required. 

• Loss of wages  
 
Loss of earnings caused by time off work on the ‘day of the move’ only will be eligible 
subject to certification via a letter from the residents’ employer confirming the amount.  

Note No payment will be made in respect of self employed persons or those not working. 

• Carpets  
 

Where possible, existing carpets must be refitted or adapted to fit the residents’ new home.  
The cost of any alterations or adaptations will be paid as part of the claim. 

Only in cases where it is not possible to re-use existing carpets (including foam backed 
carpets) will residents’ be eligible for new carpets.  

In cases where it has been agreed to compensate via a new carpet the following upper 
limit will apply as part of a claim: 

 £15.00 per sq.m.  For living rooms, hall and stairs including underlay and fitting, but 
excluding grippers and rods 

 £10.00 per sq.m.  For bedrooms including underlay and fitting, but excluding grippers 
and rods 

 £7.00 per sq m.  For bathrooms and kitchens including underlay and fitting, but 
excluding grippers and rods. 

 £4.00 per sq.m. For medium range underlay where existing carpets are being re-used 
and underlay no longer suitable. 

Residents will be required to choose their own supplier(s) and to submit itemised invoices 
or receipts as part of any claim. 
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• Curtains/Blinds 

Where possible, existing curtains and blinds must be refitted or adapted to fit the residents 
new home.  The cost of any alterations or adaptations curtains and blinds including the re-
fixing curtain rails will be paid as part of the claim. Only in cases where it is not possible to 
re-use existing curtains will residents be eligible for replacement of either new curtains or 
blinds1.  The resident can claim reasonable costs for replacement of curtains subject to 
being of similar type and quality to existing curtains/blinds.  

Residents will be required to choose their own supplier(s) and to submit itemised invoices 
or receipts as part of any claim.  

• Change of Address 

Costs incurred in notifying a change of address and the alteration of documents, for 
example, Insurance Companies, DVLA  

• Built in wardrobes / furniture that will not fit into the new property 
 

Claims for ‘loss on forced sale’ of fixtures will be considered. 
 

  Compensation will be assessed with regard to the age and condition of the item of furniture 
which is to be of and does not relate to the purchase price of any replacement item. 

3.6 The general items of claim which will apply to most residents are set out above.  It is however 
accepted that the list is not exhaustive and the Council will consider other reasonable claims 
that arise. The independent advisor will be able to provide advice and assistance on this 
matter. 

4. Smaller Accommodation Incentive Payments 

4.1 To encourage residents to move to smaller social rented accommodation (I.e. dwellings which 
are owned by the Council or a Registered Social Landlord) the following additional incentives 
will be offered.   

• £1500 plus payment of a packing service for moves from a 4 or 3 bedroom house to a one 
bedroom bungalow or flat (loss of 2-3 bedrooms) 

• £750 plus payment of a packing service for moves from a four bedroom house to two bed 
bungalow or flat (loss of 2 bedrooms) 

• £500 for moves from (loss of 1 bedroom) 
- four bedroom house to a three bedroom house 
- three bedroom house to a two bedroom house, bungalow or flat. 
- two bedroom house to a one bedroom bungalow or flat 

5. How to Claim 

5.1 Home Loss Payments 

                                                 
1 This policy does not include compensation for both new curtains and blinds at the same window. 
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(a) Tenants (Council and private) will be required to complete the claim form which will be issued 
prior to rehousing.  The Council undertakes to make a payment by cheque within 20 working 
days of receipt of a valid claim form. Council and private tenants will receive Home Loss 
Payment in two instalments:- 

i. 50% prior to moving less the deduction of any rent arrears, Council Tax or other 
Council debits. 

 

ii.  50% following vacation of their previous home less the deduction of any further rent 
arrears, Council Tax or other Council debits and subject to a satisfactory inspection*. 

 

Note* All properties (including private tenancies where Waterloo Housing Association have 
acquired the property prior to the tenant vacating will be inspected and the Home Loss 
Payment will be reduced to pay for the removal of rubbish or belongings (from the property or 
in the garden) or any damage caused by the tenant which requires remedial work for health 
and safety reasons. 

(b) Owner Occupiers will receive 100% of Home Loss Payment as part of the settlement for the 
acquisition of their property. 

5.2 Disturbance Payments 

(a) Tenants (Council and private) and owner occupiers will be required to make a claim through an 
Independent Adviser. 

6.  Appeals Procedure 

6.1 In the event of a disagreement with the Council regarding a Disturbance Payment residents will 
have the right of appeal to the Lands Tribunal (where a CPO has been made) or if necessary 
through an alternative Independent Valuer. 
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