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1. Purpose of Report 
 
1.1 This report contains the Council’s Housing Strategy 2007-10. 
 
2. Recommendation 
 
2.1 That Cabinet endorse the Cannock Chase Housing Strategy 2007-10 and agree to the actions 

contained within the Action Plan. 
 
3. Key Issues 
 
3.1 It is a statutory duty of every Council to possess a Housing Strategy.  A Housing Strategy is 

written and co-ordinated by the Council but it is a key document that sets out how housing 
organisations operating throughout the District and the resources available to them will 
contribute to: 

 
• the delivery of the strategic objectives of the Local Strategic Partnership and Cannock 
 Chase Council; 
• tackling the key housing issues affecting the District; 
• the delivery of local, regional and national housing priorities. 

 
3.2 The Housing Strategy covers all housing tenures throughout the District.  It links housing with 

many other important issues affecting people’s lives, such as crime and community safety, help 
to vulnerable people, and improving the health of local people.  It is the over-arching document 
that defines the key strategic housing priorities for the District, assesses the options and 
resources available to deliver these priorities and sets out a plan of action covering 3-years to 
co-ordinate delivery of the priorities. 

 
3.3 The Council’s existing Housing Strategy is from 2002.  Since then, the key housing issues 

facing the District have changed and these need to be addressed.  Also, since the last previous 
Strategy was produced, the Department for Communities and Local Government (DCLG) has 
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established a set of criteria against which all Housing Strategies are assessed. It is the role of 
Government Offices to assess a Housing Strategy against these criteria and judge whether or 
not the strategy is ‘fit for purpose’.  

 
3.4 Following consultation in 2005, the ‘Housing Vision’ for the District was established by the then 

Health, Housing and Social Inclusion Theme Group of the Local Strategic Partnership.  The 
‘Housing Vision’ is “To ensure the District has a decent affordable housing stock that offers 
appropriate housing and choice for all residents, and assists in creating sustainable and healthy 
communities.” 

 
3.5 Following comprehensive consultation throughout 2005 with a range of stakeholders, such as 

the Tenants’ Federation, the Social Inclusion & Housing Select Committee and locally operating 
Housing Associations, four Strategic Housing Priorities were established to tackle the key 
housing issues affecting the District.  These are – 

 
1. Housing Choices – The key issue is to deliver more affordable housing to local 

people. 
 
2. Housing Vulnerable People – The key issues are to address homelessness and 

provide a range of housing options for old and vulnerable people. 
 

3. Thriving Neighbourhoods – The key issue is to renew the former coal mining housing 
estates. 

 
4. Modernising the Housing Stock – The key issue is to deliver decent homes in the 

public and private sector. 
 
3.6 On the 3rd November 2005, Cabinet agreed to the “Housing Vision” and the four Strategic 

Housing Priorities that form the basis of this Housing Strategy.  Work was undertaken 
throughout 2006 to develop and appraise the options to deliver the Strategic Housing Priorities. 

 
3.7 On the 10th August 2006, Cabinet considered the emerging issues from the development of the 

options to deliver the Strategic Housing Priorities.  Cabinet endorsed the approach taken on a 
range of issues, such as the ranking of the Strategic Housing Priorities, the alignment of 
resources to deliver the priorities, area based targeting of private sector renewal work and the 
potential for redevelopment and clearance.  These approaches have been incorporated within 
this Housing Strategy. 

 
3.8 A draft of the Housing Strategy was submitted to the Government Office for the West Midlands 

in January 2007 for assessment against the rigorous “fit for purpose” criteria.  The Council 
received confirmation on the 27th March 2007 that the Housing Strategy met the criteria and 
was “fit for purpose”. 

 
3.9 A full copy of the Cannock Chase Housing Strategy 2007-10 is in Annex 1 to this report.  

Chapter 13 of the Strategy sets out the actions to be taken to deliver each of the Strategic 
Housing Priorities.  This is in the format of a SMART Action Plan and progress against it will be 
reviewed annually by the Select Committee on Health, Housing & Older People and quarterly 
by the Strategic Housing Group. 
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Section 1 
Background 
 
It is a statutory duty of every Council to possess a Housing Strategy.  A Housing Strategy is written and 
co-ordinated by the Council but it is a key document that sets out how housing organisations operating 
throughout the District and the resources available to them will contribute to: 
 

• the delivery of the strategic objectives of the Local Strategic Partnership and Cannock Chase 
Council; 

• tackling the key housing issues affecting the District; 
• the delivery of local, regional and national housing priorities. 

 
The Housing Strategy covers all housing tenures throughout the District.  It links housing with many 
other important issues affecting peoples lives, such as crime and community safety, help to vulnerable 
people, and improving the health of local people.  It is the over-arching document that defines the key 
strategic housing priorities for the District, assesses the options and resources available to deliver 
these priorities and sets out a plan of action covering 3-years to co-ordinate delivery of the priorities. 
 
The Council’s existing Housing Strategy is from 2002.  This was based on 8 objectives related to 
addressing the key houses issues and national housing policies of 5 years ago.  A review of progress 
against these 8 objectives has been included in Appendix 4 of the new Housing Strategy.  The review 
shows that all the objectives have been achieved except the objective relating to empty properties.  
This action has been taken forward into the new Housing Strategy. 
 
Since the 2002 Housing Strategy, the key housing issues facing the District have changed and these 
need to be addressed, along with the development of the 2005 West Midlands Regional Housing 
Strategy and Government housing policy on affordable housing, decent homes and homelessness 
prevention.   
 
Also, since the previous Strategy was produced, the Department for Communities and Local 
Government (DCLG) has established a rigorous set of 10 criteria against which all Housing Strategies 
are assessed, known as the ‘fit for purpose’ criteria.  The criteria includes a corporate context, 
partnership working, needs analysis, resources, priorities, options and a specific, measurable, agreed 
upon, realistic and timed (SMART) action plan.  It is the role of Government Offices to assess a 
Housing Strategy against all the criteria and judge whether or not the strategy is ‘fit for purpose’. 
 
 

Section 2 
Details of Matters to be Considered 
 
Development of the Strategy 
The Strategic Housing Section collects, maintains, reviews, and analyses a range of information on all 
housing tenures throughout the District.  This includes house prices, demand for social rented housing, 
homelessness, condition of private sector housing and the housing needs of old and vulnerable people.  
This information on the key housing issues affecting the District has been used to inform the 
consultation process into how these issues should be tackled. 
 
Following consultation in 2005 with the then Health, Housing and Social Inclusion Theme Group of the 
Local Strategic Partnership.  The ‘Housing Vision’ for the Housing Strategy was established.  It is - “To 
ensure the District has a decent affordable housing stock that offers appropriate housing and choice for 
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all residents, and assists in creating sustainable and healthy communities.”.  This vision has driven the 
whole strategy and in particular the 4 Strategic Housing Options that sit below it and ensure the vision 
is turned into actual priorities. 
 
A programme of consultation was undertaken in 2005 with a range of stakeholders, such as the 
Tenants’ Federation, the Social Inclusion & Housing Select Committee and locally operating Housing 
Associations.  This was based on the information held on the key housing issues affecting the District 
and the results were used to devise the four Strategic Housing Priorities that would assist in meeting 
the housing issues and the ‘Housing Vision’. 
 
The four Strategic Housing Priorities are – 
 

1. Housing Choices – The key issue is to deliver more affordable housing to local 
people. 

2. Modernising the Housing Stock – The key issue is to deliver decent homes in the 
public and private sector. 

3. Thriving Neighbourhoods – The key issue is to renew the former coal mining housing 
estates. 

4. Housing Vulnerable People – The key issues are to address homelessness and 
provide a range of housing options for old and vulnerable people. 

 
On the 3rd November 2005, Cabinet agreed to the “Housing Vision” and the four Strategic Housing 
Priorities that form the basis of this Housing Strategy. 
 
Work was undertaken throughout 2006 to develop and appraise the options to deliver the Strategic 
Housing Priorities.  On the 10th August 2006, Cabinet considered the emerging issues from the 
development of the options to deliver the Strategic Housing Priorities.  Cabinet endorsed the approach 
taken on a range of issues. 
 
(a) The ranking of the Strategic Housing Priorities based on the results of consultation, resulted 

in the following order of priority 1 – Housing Choices, 2 – Housing Vulnerable People, 3 – 
Thriving Neighbourhoods and 4 – Modernising the Housing Stock. 

 
(b)  Another significant endorsement by Cabinet was the alignment of resources to deliver the 

Strategic Housing Priorities.  This means that available resources will not be directed solely 
towards meeting and maintaining the Decent Homes Standard for Council stock but rather will 
be targeted towards the highest strategic priorities such as the provision of more affordable 
housing and delivering decent homes in the private sector. 

 
(c) In line with the agreed Strategic Housing Priorities, Cabinet approved to change the emphasis 

of private sector housing work away from a reactive and ad hoc ‘pepper pot’ approach to 
focus on tackling the most deprived but sustainable areas containing the worst housing stock 
using area-based renewal programmes.  This will target private sector homes housing 
vulnerable people living in defective non-traditional PRC housing on former Coal Board 
estates and bring them up to the decent homes standard.  A Private Sector Housing Strategy 
will be submitted to Cabinet for approval in July 2007. 

(d) There was also an endorsement to only target housing investment and renewal where it is 
most needed and within settled sustainable communities, i.e. where people want to live and 
want to stay.  In line with Council policy on investment in Council-owned PRC housing, the 



   ENCLOSURE 13.7 
      

 

decent homes programmes (both Council-owned and privately owned dwellings) will focus 
only where the housing stock is sustainable and communities are settled.  Where the housing 
stock and the community are not sustainable (evidence from high turnover, low 
demand/unpopular and multiple deprivation), the approach will be to assess options that 
include clearance and redevelopment. 

These approaches have been incorporated within this Housing Strategy. 
 
A draft of the Housing Strategy was submitted to the Government Office for the West Midlands in 
January 2007 for assessment against the rigorous “fit for purpose” criteria.  The Council received 
confirmation on the 27th March 2007 that the Housing Strategy met the criteria and was “fit for purpose”. 
 
A full copy of the Cannock Chase Housing Strategy 2007-10 is in Annex 1 to this report.  Chapter 13 of 
the Strategy sets out the actions to be taken to deliver each of the Strategic Housing Priorities.  This is 
in the format of a SMART Action Plan and progress against it will be reviewed annually by the Select 
Committee on Health, Housing & Older People and quarterly by the Strategic Housing Group. 
 
 

Section 3 
Contribution to CHASE 
 
The Housing Strategy 2007-10 will contribute to CHASE objectives as follows: 
 

(a) Healthier Communities, Housing & Older People – It will help to deliver healthy and 
decent homes for all residents and will address the key housing issues affecting the 
District. 

 
(b) Environment – The overall effect of improving homes contributes to a clean, safe and 

sustainable environment. 
 

Section 4 
Section 17 (Crime Prevention) Implications 
 
There are no crime prevention implications in this report. 
 

Section 5 
Human Rights Act Implications 
 
There are no Human Rights Act implications in this report. 
 

Section 6 
Data Protection Act Implications 
 
There are no Data Protection Action implications in this report. 
 

Section 7 
Risk Management Implications 
 
The Council has a statutory duty to have a Housing Strategy for the District. 
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Section 8 
Legal Implications 
 
The Council has a duty to have a housing strategy and is required to have regard to the DCLG 
guidance on housing strategy and the need to refer such matters to the Government Office of the West 
Midlands ("GOWM" )as may be required. The housing strategy attached at annex 1 of the Report meets 
the requirements of the DCLG guidance and is further supported and endorsed by the GOWM. 
 
 

Section 9 
Financial Implications 
 
There are no direct financial implications for the Council as a result of this report.  All resources 
available and required to implement this strategy are outlined within the strategy document. 
 
 

Section 10 
Human Resource Implications 
 
There are no human resource implications arising from this report. 
 

Section 11 
Conclusions 
 
That the recommendations detailed in paragraph 2.1 be approved. 
 

Section 12 
Background Papers 
 
None 
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1 – Foreword  

 
 
I am pleased to introduce the Councils new Housing Strategy 2007-10, which describes our 
housing vision, our Strategic Housing Priorities and sets out what we are going to deliver over 
the next 3 years. 
 
I am also pleased that this Strategy has been assessed by the Government Office for the West 
Midlands as “fit for purpose” to ensure that it’s capable of delivering the most effective solutions 
on the ground to meet the agreed Strategic Housing Priorities of the District.  I welcome this 
new approach and for this reason we will regularly review delivery against – 

• Supporting national, regional and county polices 
• Our Community Strategy and other key local strategies and targets 
• The need for high quality public services, through performance management, customer 

satisfaction and securing Value for Money 
 
Up to date information on housing needs in the District has been shared with our residents and 
partners, which has led us to identify the most pressing housing issues for us to tackle over the 
next 3 years, namely - 

• Rising house prices and the need for more affordable housing 
• Many vulnerable residents 
• To improve the sustainability of our communities, by tackling neighbourhood crime and 

poor quality housing 
• To modernise our housing stock, in particular to bring all social housing and private 

homes housing vulnerable people up to the Decent Homes Standard 
 
Our Strategic Housing Priorities are focussed on addressing these 4 major challenges.  These 
will direct our actions and those of our partners during the next 3 years.  By appraising the 
options to deliver our 4 priorities we have set ourselves a big but deliverable challenge.  By 
monitoring and reviewing progress against the Action Plan we will identify where we are 
succeeding and these areas we need to direct resources towards in order to deliver.  This is an 
on-going process and will mean this Strategy is used as a real driver for improvement. 
 
I hope you will find our new approach refreshing and use our Housing Strategy 2007-10 as a 
blueprint to work with us to achieve a vision which is fit for every ones purpose. 
 
 

 
 
Councillor Anne Bernard 
Healthier Communities, Housing & Older People Leader
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2 - Executive Summary 
 
This Housing Strategy sets out our plans for the improvement of housing across Cannock 
Chase for the next 3 years.  It has been written following extensive consultation with 
stakeholders and has been assessed as ‘fit for purpose’ by the Government Office for the West 
Midlands.  It takes into account Council and Community priorities, as well as national, regional 
and sub-regional policies and is based on the assessment of local housing needs.  The targets 
within it are achievable and relevant, and they make the best use of resources available to us. 
 
In Chapter 3, we explain the context in which this Strategy operates.  ‘Here for you, at the core 
of your community’ is our Sustainable Community Strategy, it sets out the overall vision for the 
District and we show how this Housing Strategy is geared up to deliver against the vision.  
Housing and health are closely linked, and in this chapter we show how this Strategy is 
contributing towards the objectives of our Primary Care Trust, such as how decent homes can 
improve the health of the people live in them.  This Housing Strategy also demonstrates how 
housing makes a contribution towards tackling crime and disorder, which is one of the main 
themes of our Safer and Stronger Communities Strategy.  We also explain how this strategy is 
links to delivering the Staffordshire Local Area Agreement. 
 
Within Chapter 3, we also explain how this Strategy flows from our corporate vision 
(C.H.A.S.E.).  It makes a major contribution to delivering our Healthier Communities, Housing & 
Older People theme.  Our Local Strategic Partnership (LSP) defined a clear “housing vision” to 
direct this Housing Strategy.  Our ‘housing vision’ is on the front cover of this Strategy and 
without having to look within the document, provides a clear vision from the community for 
housing. 
 
The Housing Vision is to: 

‘Ensure the District has a decent affordable housing stock that offers 
appropriate housing and choice for all residents, and assists in creating 
sustainable and healthy communities’. 

This Housing Strategy will seek to deliver this Housing Vision over the coming 3 years and 
beyond. 
 
Also in Chapter 3, we highlight the linkages between this Strategy and a range of key local 
strategies that are also working towards delivering the vision within our Community Strategy.  
These include our Local Plan and forthcoming Local Development Framework, our Economic 
Development Strategy, and the plans for improving Council-owned housing. 
 
In Chapter 4, we consider how national, regional and sub-regional housing priorities, along 
with relevant housing legislation can be delivered locally.  In particular, we consider the key 
drivers within the Governments ‘Sustainable Communities Plan’ and the Regional Housing 
Strategy for the West Midlands 2005.  We also explain our participation in partnerships within 
the region and our various sub-regions; we are part of the Central Housing Market Area, share 
much in common with Authorities on the northern periphery of the West Midlands conurbation, 
such as former coalfield estates, and we are also part of the Shire County of Staffordshire. 
 
In Chapter 5, we explain how consultation and joint working with stakeholders contributes to 
delivering an effective Housing Strategy that is meaningful and delivered by a range of 
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organisations and not just the Council.  In particular, we demonstrate the range of consultees, 
what they said and how we have incorporated their views into the development of this Housing 
Strategy. 
 
In Chapter 6, we explain the range of current and likely housing needs that exist within the 
District.  In particular, we assess a range of data for the District, with a focus on how this affects 
peoples housing circumstances.  We highlight the issue of local housing becoming less 
affordable for local people and the need for more affordable housing.  We demonstrate the 
requirement to address the needs of our vulnerable residents, particularly the homeless who 
suffer from the most acute housing need.  We highlight the condition of the housing stock, 
especially our pre-cast reinforced concrete (PRC) non-traditionally built housing, i.e. housing of 
the poorest condition. 
 
We recognise that the breadth of housing needs identified can often appear overwhelming.  To 
overcome this, we present a summary of the key housing issues affecting the District.  It is 
these issues which were used to devise our Strategic Housing Priorities in Chapter 7. 
 
In Chapter 7 we explain how we established our 4 Strategic Housing Priorities and the options 
appraisal process we have undertaken to select the delivery options. 
  
Our Strategic Housing Priorities in this Strategy, in order of relative importance, are to – 
 

1. Provide housing choice that meets the needs and aspirations of all residents 
 

2. House vulnerable people 
 

3. Encourage thriving communities where people want to live and stay 
 

4. Modernise the housing stock to provide a decent home for all 
 
In Chapters 8–11, we present the findings of the options appraisal for each Strategic Housing 
Priority, the reasons for delivery options accepted and rejected, and the details of each option 
selected. 
 
In Chapter 12, we assess the current and future resources available to deliver this Strategy 
and how we intend to spend these resources in order to deliver our Strategic Housing Priorities. 
  
A detailed Action Plan can be found in Chapter 13.  This sets out how we will be delivering the 
options under each Strategic Housing Priority and our milestones for the next 3 years.  We also 
explain how we will monitor these targets to ensure delivery. 
 
Following a narrow vote in favour of the Council retaining ownership our housing stock in April 
2006, our Housing Service has developed an improvement plan to ensure it meets the DHS 
target by 2010 and it delivers at least a 2-star service to tenants.  An overview of this 
improvement plan is set out within Appendix 1. 
 
We set out the details of our consultation programme for this Housing Strategy in Appendix 2 
and in Appendix 3 contact details of relevant people involved in the delivery of this Strategy. 
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Finally, we set out in Appendix 4 how we have delivered against the priorities of our previous 
Housing Strategy. 
 
As a reader of this Strategy, your views on our priorities and actions are important so please 
contact us if you have any comments on any aspect of this Housing Strategy. 
 
For further information contact Louise Tandy, Principal Housing Strategy Officer at the following 
address – 
Strategic Housing, 
Planning & Regeneration Division, 
Cannock Chase Council, 
Civic Centre, 
Beecroft Road, 
PO Box 28, 
Cannock, 
Staffordshire, 
WS11 1BG. 
 
Alternatively, you can call us on 01543 462621, fax us on 01543 464211, or e-mail us at 
strategichousing@cannockchasedc.gov.uk 
. 
 
 

mailto:strategichousing@cannockchasedc.gov.uk
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3 – Corporate Context 

 
Chapter 3 - Summary 
In this chapter we explain the context in which this Strategy operates, how it helps 
deliver the overall vision for the District, contributes to the improving the health of 
residents and towards tackling crime and disorder.  We also explain how this Strategy 
flows from our corporate vision (C.H.A.S.E.) and delivers our ‘housing vision’.  Finally, 
we highlight the linkages between this Strategy and a range of key local strategies that 
are also working towards delivering the vision within our Community Strategy. 
 
 
Strategic Context 
As a key driver in building sustainable communities, this Strategy feeds into and is influenced 
by a range of national, regional, county, local community, and corporate strategies.  This 
demonstrates that delivering the Action Plan within this document relies on other partners, 
integrated and shared priorities and cannot be delivered in isolation. 
 
The diagram below shows the range of different strategies influencing this Strategy. 
 

Regional Housing 
Strategy 

 Government 
policies 

 Supporting People 
Strategy 

Local Plan or Local 
Development 
Framework 

 
 
 

  Health and Social 
Services Plans 

Housing Needs 
Survey 

 Comprehensive 
Performance 
Assessment 

 Other Departmental 
Plans 

Sustainable 
Community Strategy 

   Homelessness 
Strategy 

Capital Strategy    Community Safety 
Strategy 

Asset Management 
Plan 

 HOUSING 
STRATEGY 

 Other Local Authority 
Housing Strategies 

Corporate & 
Performance Plan 

   Corporate Policies 
i.e. Racial Equality 

HRA Business Plan    Private Sector 
Renewal Strategy 

     
  Consultation   

 
 
Sustainable Community Strategy 
There is a well-established partnership culture within the Cannock Chase District.  This has 
been established through a strong community planning process, driven by the Cannock Chase 
Local Strategic Partnership (LSP), which was developed to promote more integrated working 
between agencies.  This is demonstrated by the achievement of 3 Beacon Status awards for 
partnership working on community safety, health and e-government. 
 
‘Here for you, at the core of your community’ is our Sustainable Community Strategy.  The LSP 
Vision is – 

• to provide local people with better opportunities in education, employment and 
shopping, 

• reduce crime and reassure people about their safety, 
• develop healthy and active communities, 
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• develop cleaner and greener communities where information is easily accessed and 
local people feel well informed. 

 
The influence of the LSP on this Housing Strategy is of key importance by highlighting how 
housing can make a contribution to delivering the Vision of our Sustainable Community 
Strategy. 
 
Housing and Health 
Housing conditions have a major impact on the health of occupants, particularly our more 
vulnerable residents.  The Housing Strategy and our Strategic Housing Priorities have been 
influenced by our local health priorities, as set out within the Staffordshire Health and Social 
Care Board ‘Strategic Plan 05-08’. 
 
Improving the health of the community and reducing health inequalities is one of the objectives 
of the Primary Care Trust and the Department of Health, and this Strategy has been developed 
to deliver improvements in housing conditions and ensure all residents live in a decent home 
wherever they live, whatever their income and whatever their tenure. 
 
Safer and Stronger Communities Strategy 
The Cannock Chase Community Safety Partnership produced the ‘Safer and Stronger 
Communities Strategy 2005-2008’, which aims to further reduce crime and disorder and to 
improve public assurance for the people of Cannock Chase. 
 
This Housing Strategy has been developed to assist in tackling crime and disorder and to 
promote community safety, with a particular focus on home security through our Home Security 
Grants and other initiatives addressing domestic violence. 
 
Our Corporate Priorities 
Working with partners and listening to our communities have helped shape our corporate 
priorities in recent years and, through effective working with partners, local communities and 
the public, we will deliver our corporate Vision. 

‘By 2015, Cannock Chase District will be recognised as a place where everyone’s 
lives are enriched by a strong cultural identity, vibrant local economy and pride in 
the outstanding natural environment.’ 

 
We use the acronym CHASE to identify our objectives, which will enable us to achieve our 
Vision.  CHASE stands for: 
Children & Young People  
Healthier Communities, Housing & Older People – developing a healthy community and 
affordable decent homes for all 
Access to Skills, Economic Development & Enterprise 
Safer & Stronger Communities 
Environment  
We have an additional objective of building an excellent Council, which will enable us to deliver 
effective public services through a strong emphasis on customer care, performance 
management and securing value for money. 
 
Housing, and in particular the provision of decent affordable homes, is therefore a key high-
level priority for Cannock Chase Council.  Our ‘Corporate & Performance Plan 2007’ sets out 
the current housing actions to deliver our corporate Vision.  This Housing Strategy will ensure 
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delivery of the relevant elements of CHASE and the Action Plan cascades these to detail 
actions setting out how we will deliver decent affordable homes over the next 3 years. 
 
Housing Vision 
Cannock Chase Council has a Housing Vision for 2007-2010 that was developed by the Local 
Strategic Partnership.  The vision is to: 

‘Ensure the District has a decent affordable housing stock that offers appropriate 
housing and choice for all residents, and assists in creating sustainable and 
healthy communities’. 

This Housing Strategy will seek to deliver this Housing Vision over the coming 3 years and 
beyond. 
 
Local Plan & Local Development Framework 
We are currently writing our new Local Development Framework, which will establish local 
land use and planning policy.  Our housing and planning strategies are closely aligned and 
housing planning policies are based on the same evidence.  We will utilise our local planning 
policies to meet the housing needs identified later within this Housing Strategy and actions to 
deliver this are contained within the Action Plan, in particular we will establish clear local 
housing planning policies within a Supplementary Planning Document.  This will seek to help 
maximise provision of affordable housing to meet local housing needs and provide a range of 
aspirational market and executive homes to meet the aspirations of our residents. 

 
Economic Regeneration Strategy 
Our Economic Regeneration Strategy set out priorities to develop a strong local economy and a 
healthy environment.  This Housing Strategy is intrinsically linked with these priorities because 
a thriving economy is underpinned by an adequate supply of housing that meets the needs of 
employees, whether currently residing in the District or those who may move into the area for 
employment and business purposes. 
 
These links are further strengthened by inclusion of housing priorities within the Economic 
Development block of the Staffordshire Local Area Agreement. 
 
Staffordshire Supporting People Strategy 
Supporting People is the mechanism for delivering funding for housing related support services 
throughout the County, such as paying for wardens in sheltered housing schemes or floating 
support to people with learning disabilities.  The vision for the Staffordshire Support People 
Strategy is ‘to ensure good quality housing related support services are available for vulnerable 
people in Staffordshire, to help them to live independently and be part of the local Community.’ 
 
This Housing Strategy incorporates Supporting People strategic priorities and help to fulfill the 
aims of the Supporting People vision, by identifying and delivering support services to 
vulnerable people in the District. 
 
Capital and Asset Management 
We utilise our capital and assets to deliver our Vision.  This is achieved through our ‘Delivering 
Change’ process that aligns the use of our resources against the delivery of policy objectives, 
in particular to improve the quality of life for everyone in the Cannock Chase District. 
 
Capital budgets and the use of assets are split between what we spend on our own housing 
and what we invest in improving private sector housing. 
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Housing Revenue Account Business Plan 
Following a narrow vote in favour of the Council retaining ownership of our housing stock in 
April 2006, we are reappraising the future options for securing long term investment to not only 
bring Council homes up to the Decent Homes Standard (DHS), but sustain them at this level.  
Our Housing Service has also developed an improvement plan to ensure it meets the DHS 
target by 2010 and it delivers at least a 2-star service to meet the expectations of our tenants.  
An overview of this improvement plan is set out within Appendix 1. 
 
An updated HRA Business Plan will be produced in the near future to explain how we will use 
our housing resources to improve Council homes, agree a future strategy to secure long term 
investment in Council housing and the services we will deliver to tenants as identified within the 
improvement plan. 
 
Homelessness Strategy 
Our new Homelessness Strategy will cover the period of this Housing Strategy. 
 
We have significantly changed our approach to homelessness over the previous 3 years from 
an un-coordinated dispersed service with few consistent elements, to a comprehensive 
proactive housing options service that is performing well and assisting people to find secure 
permanent accommodation.  We have reduced the number of people accepted as homeless by 
40% in each of the last two years and already reached the Government’s target of reducing the 
use of temporary accommodation 4 years early. 
 
Our new Homelessness Strategy is based on embedding this approach further and sustaining 
the improvements made.  It will also include how we are delivering against Government and 
regional priorities on homelessness, as well as how we will deliver our Strategic Housing 
Priority on housing vulnerable people. 
 
Private Sector Housing Strategy 
Our new Private Sector Housing Strategy will cover the period of this Housing Strategy. 
 
In the new strategy, we focus our resources to tackling our most deprived but sustainable areas 
containing the worst housing stock using area-based renewal programmes.  These will be 
targeted to bring private sector homes housing vulnerable people up to the DHS. 
 
We will continue to undertake our statutory duties and responsibilities under the relevant 
housing and public health legislation throughout the District.  To reflect recent changes in 
legislation, best practice, audit recommendations (both internal reviews and Audit Commission 
Key Line of Enquiry 9 covering Private Sector Housing) and to deliver the actions within this 
Strategy, we are reviewing and updating our private sector housing policies and procedures.  
These will be set out within a Private Sector Housing Policies and Procedures document; this 
document will cover policies and procedures relating to discretionary grants & loans to improve 
private properties up to the DHS, enforcement activities undertaken by the private sector 
housing team, and mandatory & discretionary grants for disabled adaptations. 
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4 - Wider Priorities 

 
Chapter 4 - Summary 
In this chapter we explain the national, regional and sub-regional priorities and set them 
within our District.  We then explain how we are delivering these priorities through this 
Housing Strategy. 
 
National Priorities 
We welcome the fact that housing is now much higher up the Government’s political agenda 
and receiving significant resources through the Comprehensive Spending Review process.  
This Housing Strategy will deliver against a number of Government housing and related 
policies set out below, but will fundamentally seek to deliver the principle of sustainable 
communities, i.e. that everyone should have the opportunity of a decent home at a price they 
can afford, in a place in which they want to live and work. 
 
The current main drivers of national housing issues are contained within the Government’s 
‘Sustainable Communities Plan’, disseminated to our region through a daughter document 
called ‘Sustainable Communities in the West Midlands’ and reviewed in the ‘Homes For All’ 
document.  The key housing challenges highlighted are to - 

• Tackle poor housing conditions in the social sector and private sectors 
• Ensure effective action towards meeting the DHS in the social housing sector 
• Improve more non-decent homes in the private sector that are occupied by vulnerable 

households 
• Support urban and rural renaissance by arresting the shift of population from the 

conurbations to the rest of the region 
• Tackle the problems of ‘low demand’ housing 
• Ensure optimal development of brownfield sites in urban areas 
• Ensure provision of sufficient affordable homes in areas of shortage 
• Tackle the factors that cause homelessness 

We have addressed all these issues within this Housing Strategy, including our links to the 
problem of low demand within our sub-region. 
 
This Housing Strategy also sets out how we are tackling the issue of decent homes and 
meeting the Department for Communities and Local Government (DCLG) Public Service 
Agreement (PSA) 7 target on decent homes.  Following a review of the PSA 7 target in 2004, 
the target was expanded to cover private sector properties housing vulnerable people as well 
as social housing. 
 
Following a review of housing supply and recommendations by economist Kate Barker, 
increased numbers of new housing being proposed will be delivered as part of our new Local 
Development Framework.  These will be delivered within the context of local housing planning 
policies, which underpin the delivery of our need for more affordable housing and a range of 
housing types and sizes of market and executive homes. 
 
The Planning Policy Statement 3 sets out guidance for regional and local planning bodies in 
relation to housing.  This underpins our new Local Development Framework, which in turn will 
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meet the local housing needs set out within this Strategy.  In particular, it ensures new 
developments are sustainable and create more attractive living environments. 
 
Our new Homelessness Strategy sets out how we will continue to deliver our duties under the 
Homelessness Act 2002.  Our approach is now to focus on reducing homelessness, repeat 
homelessness and the use of temporary accommodation.  We have developed a 
comprehensive new housing options service and implemented a range of initiatives to tackle 
homelessness and find people a secure and permanent home. 
 
Our new Private Sector Housing Strategy sets out how we are implementing the duties under 
the Housing Act 2004.  In particular, it sets out our new approach to enforcement against 
hazards and the use of the Housing Health & Safety Rating System; we also set out our 
approach to Houses in Multiple Occupation, and empty dwellings. 
 
The diagram below shows how key national and regional strategies fit into this Housing 
Strategy. 
 

  Sustainable 
Communities Plan 

  

   
 
 

  

  Sustainable 
Communities in the 

West Midlands 

  

   
 
 

  

  Homes for All   
West Midlands 

Regional Housing 
Strategy (2005-08) 

  
 
 

 West Midlands 
Regional Spatial 

Strategy 
     
  Cannock Chase 

Housing Strategy 
(2007-10) 

  

 
 
Regional Priorities 
Urban Renaissance is the key theme of the West Midlands Regional Strategy and the West 
Midlands Spatial Strategy.  The central proposal is that the major urban areas within the 
metropolitan local authorities should become more desirable residential areas, thereby 
attracting priority for housing investment.  The intended aims within this proposal are to limit the 
outflow of population from the urban areas to the peripheral districts like Cannock Chase, to 
recycle brownfield land, conserve greenfield sites, and to relieve housing pressure on the 
peripheral commuter zones. 
 
As a local authority area that is located outside the major urban areas and a popular 
destination for migrants from the West Midlands conurbation, we continue to play a role in 
providing information to contribute to the West Midlands regional housing agenda.  In 
particular, we have highlighted the housing-related legacies of the coal-mining industry and the 
continued reduction in local people being able to afford local housing. 
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The West Midlands Regional Housing Strategy (RHS) has a clear focus on creating mixed, 
balanced and inclusive communities, to increase urban and rural renaissance, allow housing to 
support and enhance the economic development of the Region, to address the housing needs 
of vulnerable people, to intervene in areas of low demand, to deliver decent and affordable 
homes and promote sustainable development.  These issues are all addressed within this 
Housing Strategy. 
 
The development of the RHS was led by the Regional Housing Partnership on behalf of the 
Regional Housing Board (RHB).  When the RHB merged with the Regional Planning Body 
under Regional Assembly in 2006, this aligned regional housing and planning policies.  We 
look forward to working with the new Regional Planning & Housing Executive to continue to 
address the housing needs of the region, the sub-region and of our District. 
 
The current Development Plan for our District consists of the West Midlands Regional Spatial 
Strategy (RSS) (2004), the Staffordshire Structure Plan (adopted 2001) and the Cannock 
Chase Local Plan (adopted in 1997).  This Housing Strategy will seek to meet housing needs 
through our developing Local Development Framework over the next 3 years, whilst delivering 
against housing figures of the RSS.  Our affordable housing needs are used as the evidence-
base for our local affordable housing policies. 
 
We recognise our current Local Plan needs strengthening in the area of affordable housing.  
Our new Local Development Framework, and in particular our Supplementary Planning 
Document on housing choices will significantly strengthen local affordable housing policies to 
meet identified need. 
 
Sub-Regional Priorities 
Cannock Chase Council has either led or participated in the work of the following sub-regional 
partnerships. 
 
The Central Housing Market Area – C3 Sub-Area 
For delivery of the RHS, the West Midlands region was divided into 4 Housing Market Areas 
and we are included within the Central Housing Market Area containing 15 local authorities.  
Due to the large size of this area, it has been further divided into sub-areas called C1, C2 & C3.  
We are included within C3, which consists of Wolverhampton, Walsall, Sandwell, Dudley, 
Telford & Wrekin, South Staffordshire and Cannock Chase.  We work closely with our C3 
partners to deliver the RHS within our sub-region, produce the sub-regional investment strategy 
and commission a joint housing market assessment. 
 
The City Region 
The City Region partnership is developing a development plan covering the 7 metropolitan 
authorities of the West Midlands and the peripheral authorities.  In terms of housing, the City 
Region consists of the authorities of the Central Housing Market Area, including Cannock 
Chase District.  We will continue to contribute towards the development and delivery of the 
housing element of the City Region through the C3 sub-area work. 
 
The Southern Staffordshire & Northern Warwickshire Housing Partnership 
During the development of the RHS, it became clear that District Local Authorities on the 
northern periphery of the conurbation in southern Staffordshire and northern Warwickshire 
shared a number of housing issues of mutual interest.  This partnership meets regularly to co-
ordinate how we can best meet these shared challenges.  In particularly, we have developed a 
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consortium to meet the needs of former coalfields communities, bid for resources to tackle 
homelessness, are seeking to align how we address the needs of Gypsies and Travellers, and 
introduce a sub-regional Choice-based Lettings scheme.  We set out within this Strategy how 
we are contributing to these initiatives and how these are assisting us in delivering this 
Strategy. 
 
The West Midlands Coalfields Consortium 
The West Midlands Coalfield Consortium was formed in order to commission research into the 
housing-related legacy of the coal mining industry on behalf of the RHB.  The Consortium 
consists of the former coalfield local authorities of the Southern Staffordshire and Northern 
Warwickshire Partnership, namely Cannock Chase, North Warwickshire, Nuneaton & 
Bedworth, Lichfield, South Staffordshire and Tamworth.  In particular, we led on the 
commissioning of the research by ECOTEC Research and Consulting, resulting in the 
production of the document ‘The Impact of the Demise of the Coalmining Industry on Housing 
and Regeneration’.  We responded on behalf of the Consortium to the RHS issues paper in 
February 2005 and we wrote ‘A Case for Investment’, which argued for regional housing capital 
resources to address the poor stock and infrastructure of former National Coal Board housing 
estates.  This Strategy addresses the housing issues that came out of this work and how to 
spend the subsequent £612,000 grant and future resources from the Regional Housing Pot. 
 
Staffordshire Local Area Agreement 
The Council has been jointly leading on the development of headline targets and the delivery of 
housing actions within the Local Area Agreement (LAA) covering the county of Staffordshire.  
Housing issues are found throughout the 5 blocks of the LAA, with affordable housing being 
within the Economic Development and Enterprise block.  We will continue to work to establish 
the LAA and ensure it is delivered for the housing and related targets. 
 
Staffordshire Housing Policy Officers Group 
Officers from the 8 Staffordshire local authorities meet regularly to consider housing challenges 
and issues relating to the County.  In particular, we have developed strong links with the 
Staffordshire Supporting People Team and we will be developing the housing element of the 
Staffordshire Local Area Agreement. 
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5 - Partnership Working 

 
Chapter 5 – Summary 
In this chapter we demonstrate our commitment to working in partnership with a range 
of organisations, and as such we have obtained triple Beacon Status for partnership 
working on community safety, heath and e-government.  Over recent years have worked 
hard to establish meaningful, effective partnerships for the benefit of our community 
and we will continue with this approach to deliver this Housing Strategy. 
We explain our approach to consultation and we demonstrate the range of consultees, 
what they said and how we have incorporated their views into the development of this 
Strategy. 
 
Consultation 
Our partners are important to us and at every opportunity are encouraged to actively engage 
and participate in our development strategic processes.  Wherever possible we ask them how 
they would like to be involved and how they would like to receive feedback.   Most groups we 
work with appreciate individual consultation and feedback as it enables them to consider the 
Housing Strategy within their own forum. 
 
Who did we consult? 
A number of partners participated in the consultation process, including voluntary and statutory 
agencies, District Councillors, our community, and the Chase Tenants’ and Residents’ 
Federation.  Consultation was carried out in a number of ways including questionnaires, 
presentations and one-to-one meetings and the details are set out in Appendix 2. 
 
Consultation Feedback 
Giving feedback on consultation and progress against our strategic priorities is very important, 
as stakeholders need to feel that their involvement can meaningfully affect what we do and 
they need to be aware of whether or not we are achieving what we set out to do.  In addition to 
individual feedback processes the following mechanisms are an example of how we do this - 

• Our Members Information Document informs our Elected Members of current issues 
and provides information updates. 

• Our Corporate & Performance Plan is distributed to all households and reports on our 
performance. 

• The quarterly tenants’ magazine includes information on operational and strategic 
housing issues and promotes the new initiatives that have been put in place as a result 
of consultation. 
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WHAT HAVE WE CHANGED AS A RESULT OF CONSULTATION? 
 

Consulted 
Organisation 

Consultation message Changes made to reflect consultation 
message 

The Local Strategic 
Partnership’s 
Health, Housing 
and Social Inclusion 
Theme Group 

The Housing Strategy should define what 
can be achieved within the 3 year lifetime 
of the strategy 

Targets and milestones in the action plan are 
appropriate, realistic and achievable 
 

Chase Tenants’ and 
Residents’ 
Federation  

Local people cannot afford to buy local 
homes on the open market.  There is 
often intense competition from people 
who are moving into the area and then 
commuting to the West Midlands 
conurbation.  

To strengthen our ability to ensure new 
affordable homes for sale are to local people 
in perpetuity.   

The Police To mainstream fund the continuation of 
the successful  ‘Safe As Houses’ 
domestic violence sanctuary scheme and 
the continue funding home security 
grants to people who have experienced a 
burglary. 

Home security measures to protect victims of 
domestic violence and burglaries are 
contained within the action plan of this 
Strategy.  

Housing 
Association 
Management 
Liaison Group 
 

It would be very useful to have details of 
all organisations in the District who assist 
in either preventing or tackling anti-social 
behaviour.  

The production of an Anti-Social Behaviour 
Directory to contain details of a wide of 
organisations such as the Police, 
Neighbourhood wards, the Youth Service and 
Social Services are contained within the 
action plan of this Strategy. 

Estate Agents 
 

There is a high demand for and shortage 
of smaller accommodation in Cannock 
Chase. Flats and terraced houses are 
often unaffordable to first-time buyers, so 
lower cost home ownership 
accommodation is needed. 

Incorporate this into the delivery of 
intermediate housing for local people where 
demand exists. 

The Special Needs 
Education Unit, 
Staffordshire 
County Council 
 

The Black and Minority Ethnic (BME) 
population in Cannock Chase is rising. 
When BME households move to 
Cannock Chase directly from abroad 
they tend to live in privately rented 
accommodation, often of the worst kind, 
and frequently suffer from overcrowding.  

To incorporate equality and diversity within 
our Landlord Accreditation Scheme and 
include relevant training at our Landlords 
Forum. 

Cannock Citizens 
Advice Bureau 
 

There is a culture of temporary contracts 
in Cannock Chase, which causes 
problems for households who wish to 
obtain a mortgage or even to rent a 
property privately. 

The needs of low-income households on 
temporary contracts are recognised within our 
need for intermediate housing. 

Rugeley Citizens 
Advice Bureau 
 

It can be difficult for Rugeley residents to 
access the Housing Advice facilities that 
are located in Cannock. 
 
Rugeley is very deprived in health terms. 
A lot of former miners have very serious 
health issues.  

We have expanded housing advice surgeries 
to Rugeley. 
 
 
We will ensure, where possible, new 
affordable homes meet the Lifetimes Homes 
Standard. 

The Basic Literacy 
Team, Cannock 
Chase Technical 
College 
 

The level of illiteracy in Cannock Chase 
is high.  Much of the current housing 
advice literature is not accessible to 
people with poor levels of literacy.  

We will review all housing booklets and aim 
for them to comply with the Plain English 
Campaign standards. 
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Statement of Community Involvement within our Local Development Framework 
We are currently developing our Local Development Framework, and an important element to it 
is our approach to consultation within our local planning policy.  This is set out in our Statement 
of Community Involvement (SCI).  This was developed through consultation with our Citizens’ 
Panel and the Chase Tenants’ and Residents’ Federation. 
 
Effective Partnerships Delivering Effective Outcomes 
Partnership working is not just about consultation in itself - it’s about working together to share 
resources, agree joint priorities and deliver ‘joined-up’ services.  Our partners are important to 
us and we value their views.  We have taken a lead role in ensuring partnerships have clear 
priorities and, wherever possible, agreed action plans that ensure all strategies dovetail to 
deliver effective services to our customers. 
 
By enabling others, through partnerships, to understand housing issues and provide 
complementary services, we are improving housing across the District and increasing 
awareness of the difficult issues that need to be addressed through multi-agency partnerships. 
 
Evidence of effective partnership working can be seen throughout this strategy locally, sub-
regionally and regionally.  Examples of successful partnerships where Cannock Chase Council 
has either led or participated are – 

• We helped form the Southern Staffordshire and Northern Warwickshire Housing 
Partnership, are currently acting as Vice-Chair, actively participate in the range of 
partnership initiatives, and led on the production of a joint directory of homelessness 
services with Lichfield District Council and Tamworth Borough Council. 

• We have taken a lead of the West Midlands Coalfield Consortium, which was 
successful in securing £3million of Single Regional Housing Pot resources to tackle 
poor quality housing on former NCB estates covering 6 local authorities. 

• We are joint housing leads for the Staffordshire Local Area Agreement. 
• Our partnership with local private landlords is particularly successful.  Our Landlord 

Forum regularly has 50 attendees, our training for landlords has driven up standards in 
our private rented market, which have resulted in the Cannock Chase Private 
Landlords Accreditation Scheme. 

• We have delivered a cross-boundary Section 106 agreement to deliver affordable 
housing jointly in our district and Lichfield. 

• We work in partnership with locally operating RSLs to meet our housing needs by 
securing additional affordable housing and ensure they manage their stock effectively 
and implement relevant local, regional and national policies. 
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6 - Housing Needs 

 
Chapter 6 - Summary 
A rigorous assessment and identification of housing needs in our District is essential in 
developing effective strategic housing priorities to address these needs.  Our housing 
needs data has been used as the evidence base for: 

• Our “housing vision” and strategic housing priorities 
• Devising our Supplementary Planning Document on housing choices, which will 

be included in our Local Development Framework 
In this chapter we explain the range of current and likely housing needs that exist within 
the District.  In particular, we assess a range of data for the District, with a focus on how 
this affects peoples housing circumstances.  
We also show how we currently perform in the delivery of housing services and how this 
has informed the development of this Housing Strategy. 
 
 
 
About Cannock Chase 
The District of Cannock Chase extends from Rugeley in the Trent Valley, through the Cannock 
Chase Area of Outstanding Natural Beauty, to our borders with Walsall and the West Midlands 
conurbation.  We also border Stafford Borough to the north, Lichfield District to the east and 
South Staffordshire District to the west. 
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Many of our towns and communities developed because of coal mining and 40% of the District 
can be described as “urban”.  The collapse of the coal mining industry had severe economic 
and social implications for the District and led to some areas suffering from concentrations of 
multiple deprivations. 
 
The District has an estimated population of 92,126 according to the 2001 Census and 
population projections suggest that this will increase to 95,600 by 2010.  The District’s age 
structure remains relatively youthful, when compared with other areas across the Region, as 
20% of the population is aged 16 years and under.  63% of the population is of working age, 
which is the second highest proportion in Staffordshire.  Just 17% of residents are aged 60 and 
over for females and aged 65 and over for males, which is amongst the lowest proportions in 
Staffordshire. 
 
The BME community within Cannock Chase is very small, representing 1.4% of the total 
population.  However, the ethnic community has grown significantly over the last 10 years, from 
748 persons in 1991 to 1,254 persons in 2001.  Mixed race is the largest group with 406 
persons and Indian the second largest group with 309 persons. 
 
The Indices of Deprivation 2004 identifies that Cannock Chase features within the 38% of the 
most deprived Local Authority areas in England.  This equates to 11,289 income deprived 
persons, representing 12% of the population.  The District is ranked 10th in the region for 
deprivation.  The District has a rank of 177th in England, featuring within 50% of the most 
income deprived Local Authority areas.  The unemployment rate for Cannock Chase District for 
2005/06 is 2.2%, the 2nd highest in the County (excl. Stoke-on-Trent) and compares to 1.7% for 
Staffordshire and 3.1% for the West Midlands Region. 
 
 
Housing Needs Survey 
In 2003, our Housing Needs Survey (HNS) and Private Sector House Condition Survey were 
published.  They have provided us with our main evidence base of this Strategy.  Outside 
Research are currently updating our HNS and this should be completed by July 2007.  This will 
inform the joint housing market and needs assessment we are undertaking with our C3 partner 
Local Authorities. 
 
 
Local House Prices 
There are around 37,000 households in the District, of which 74% are owner occupiers, 0.6% 
occupy shared ownership properties, 18% per cent are Council tenants, 5% rent privately and 
3% are tenants of a RSL. 
 
Affordability is becoming a major issue in the District.  For a significant sector of the population, 
the gap between prices and ability to purchase is widening.  We carry out a regular assessment 
of local house prices.  Evidence from Estate Agents suggests investors buy older terraces and 
properties in need of refurbishment, modernise them and sell them on for a much higher price 
and a significant number of people are relocating from Birmingham and elsewhere in the 
conurbation.  Local first time buyers are finding it increasingly difficult to access the property 
market.  The average house price in the District between October and December 2006 was 
£141,939.  This compares to an average of £159,761 for the West Midlands and £162,807 for 
Staffordshire during the same period. 
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In our assessment of local house prices in the District from properties advertised for sale in 
April 2007, we found that prices for flats averaged £102,960, terraced houses averaged 
£120,068, semi-detached houses averaged £140,020, bungalows averaged £204,365, and 
detached houses averaged £231,180.  Based on the mean average income in the District per 
household in 2006 of £24,449, residents would need to borrow a mortgage of between 5 and 
11 times their salary to purchase flats or houses locally. 
 
There are a large number of short-term contractual employment and jobs in new manufacturing 
industries within the District, which are paid on hourly rates on or just above the National 
Minimum Wage.  The average mean household income for the District is between £16,000 - 
£19,000 per annum.  With 35.1% of households within the District recording net monthly 
incomes below £950 (£11,400 per annum), this is well below the income required for an entry-
level one-bedroom property let along a family home.  Tenants wishing to purchase market 
housing were found to be the most disadvantaged, with 79% of them recording monthly 
incomes below £950. 
 
The average private sector rents in the District ranged from £350 to £550 per month for a small 
flat and £450 to £1,000 per month for a house, most requiring at least one month’s deposit in 
advance.  Rent levels in the private sector are also beyond the means of most residents on 
modest incomes. 
 
The table below compares the average earnings of our residents working full-time with local 
average house prices, and shows house prices are 6 times the average income.  It also shows 
our District is as affordable as the West Midlands Region and England & Wales as a whole. 
 

Area Average Income in 
2006 

Average House Prices 
in 2006 

House Price 
Affordability Ratio 

Cannock Chase £24,449 £141,939 6 
Staffordshire £24,648 £162,807 7 
West Midlands Region £26,270 £159,761 6 
England £29,881 £193,138 6 

 
The above figures are indicative of lower full time annual gross pay but equally lower property 
prices compared to the County, Region and National average.  The affordability ratio is similar 
to those experienced elsewhere and around the Country, but it is still an important issue for the 
District. 
  
It is important to consider the underlying socio-economic characteristics and the levels of 
deprivation within our District.  Pay-Check statistics secured from CACI indicate that 25% of the 
District’s households have an income of £15,000 or less, i.e. those who might require 
affordable housing as this level of income means average house prices are less affordable at 7 
times their income. 
 
Key Housing Issue – Affordability is a major issue for the District.  Average house prices have 
been rising much faster than incomes, with local house prices currently 7 times average local 
incomes. 
 
 
Housing Provision 
Prior to the Planning and Compulsory Purchase Act 2004 the strategic basis for future housing 
provision in the District was set out in the Staffordshire Structure Plan, in accordance with 
Regional Planning Guidance for the West Midlands.  More recently, the Staffordshire & Stoke-
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on-Trent Structure Plan 1996-2011 fulfilled this role, with a requirement for the completion of 
7,300 new dwellings in the District between 1996 and 2011.  With the commencement of the 
2004 Act, Regional Planning Guidance became the West Midlands Regional Spatial Strategy 
(RSS), which includes the strategic planning role formerly covered by Structure Plans.  The 
RSS sets out the requirements for future new housing provision across the region as average 
annual rates. 
 
The RSS housing provision figures are being revised to reflect the Barker Report on housing 
supply and the Governments 2003 household projections.  As such, Strategic Planning 
Authorities are being consulted on different scenarios of housing provision by 2026. 
 
A final decision on a figure for household projections will not be finalised until 2008 but our 
plans for the present time are based on a need to provide between 6,000-8,500 new dwellings 
between 2001-26.  The on-going requirement from 2006 will be 4,000-6,500 because 2,000 
dwellings were completed in the period 2001-06. 
 
A total of 1,994 new dwellings were built in the District between 2001 and 2006.  The annual 
numbers built has been reducing each since 2001, from over 500 to fewer than 300 per year. 
Latest completion figures reveal that 558 dwellings were completed in 2006-07.  To meet need 
and our obligations to the Structure Plan and Regional Spatial Strategy revision, the amount of 
house building needs to maintain this increased level of completions. 

   
In the likelihood we will need to increase house building in the District, in line with household 
projections and the Barker Review, we will undertake an accurate analysis of the remaining 
housing requirement and prepare appropriate policies and proposals, including identification of 
future development sites, to ensure we deliver the housing numbers required by Regional 
Housing Guidance. 
 
Affordable Housing 
The HNS produced a comprehensive picture of the need for affordable housing in the District.  
It concluded that the demand for affordable housing far outweighs the supply of affordable 
housing.  The affordable housing deficit is summarised below - 
 

Annual housing need to reduce backlog for affordable homes 188 
Add annually arising new need for affordable homes + 458 
Deduct expected affordable re-lets and new affordable homes - 452 

Annual affordable housing deficit 194 
 
Of the 194 affordable homes required annually, the HNS identified a number of tenure 
preferences in the proportion of 61% preferring to rent, 34% lower cost home ownership and 
5% shared ownership/equity. 
 
The demand for affordable housing is clearly creating pressures on the social housing sector.  
In April 2007, the Housing Register held 2,256 households.  This compares to 1,493 registered 
households in June 2002.  The register shows a high demand for social rented property of all 
sizes, the exception being the Councils own sheltered housing, which often incorporates 
unpopular shared facilities. 
 
Turnover among our social housing stock is low and Right to Buy sales continue to reduce the 
Councils housing stock.  However, during 2006-07 there were 79 completed sales as opposed 
to 77 in 2005-06 and 121 in 2004-05.  Higher valuations mean that many people cannot afford 
to purchase their Council home. 
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Demand is strong for 2 & 3 bedroom accommodation.  These make up 53% of all applicants on 
the Register.  This provides a useful guide to the proportion of bedroom requirements for new 
affordable homes. 
 
Whilst the current housing stock within the District meets much of the demand and needs of the 
resident population, a review of the land capacity in the District has revealed that our current 
Local Plan residential sites have the potential to deliver an average of 323 dwellings per year. 
 
At the same time as housing bought on the open market has become unaffordable to our local 
people, the net amount of affordable housing within the District has actually decreased by 752.  
The reason being that although 628 new affordable homes were built between 1998 and 2007, 
there were 1,380 Council-owned housing for rent that were sold under the Right-to-Buy during 
the same period. 
 
The pressure is therefore on accessing existing and new affordable housing within the District, 
and as we have seen our Housing Register contains over 2,000 people on it.  However, we 
allocate on the basis of need and priority is given to homeless families and those who are 
vulnerable rather than those seeking general needs housing. 
 
628 new affordable housing provided since 1997-98, which is a mixture of social rent, shared 
ownership and low cost homeownership that covers general as well as supported housing.  
This averages around 60 additional units of affordable housing annually over the last 9 years 
and works out at only 31% of the current 194 new affordable housing units required each year.  
It is also, as explained earlier, 752 homes less than then number of Council homes sold under 
the Right-to-Buy, which means a net decrease in the total stock of affordable housing in the 
District. 
 
In terms of the provision of new affordable housing, subsidy from the Housing Corporation 
National Affordable Housing Programme approved bids totaling £6.371m for the period 2006-
2008, which will provide 132 units of affordable housing for the District (including the Bevan 
Lee re-development scheme). 
 
Key Housing Issue – The need for affordable housing far outweighs the supply of new 
affordable housing. 
 
 
Homelessness   
The Council produced its first Homelessness Strategy in 2003.  This set out the initiatives that 
would be introduced and improved on to tackle and prevent homelessness within the District. 
 
During 2006-07, 406 households presented themselves to us as homeless and of these 92 
were accepted as homeless and in priority need.  This is a reduction of 40% from the previous 
year.  This has been achieved through an increasingly efficient and effective housing options 
advice service and the successful implementation of the various initiatives introduced by our 
first Homelessness Strategy. 
 
The table below shows the reasons and numbers of homeless cases investigated since April 
2003 that were accepted as homeless. 
 

 2006-07 2005-06 2004-05 2003-04 
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Parents unable to accommodate 11 41 96 86 
Relatives/Friend Unable To 
Accommodate 

15 35 28 22 

Violent Breakdown In Relationship 19 33 83 52 
Non-Violent Breakdown In 
Relationship 

15 30 43 44 

Violent breakdown of relationship 
involving associated persons 

4 4 17 17 

Racially motivated violence 0 0 1 0 
Other forms of violence 1 2 5 1 
Other forms of harassment 0 3 2 3 
Mortgage Arrears 14 14 9 8 
Rent Arrears On Local 
Authority/Public Sector 

0 1 0 1 

Rent Arrears on RSL 0 0 0 0 
Rent Arrears Private Sector 2 0 1 3 
Loss Of Rented Accommodation 7 31 42 42 
In Institution or Care 0 6 13 3 
Left Hospital 3 0 0 0 
Other 1 8 5 17 
 
 
Key Housing Issue – Although there have recently been reductions in the number of people 
being accepted as homeless and in priority need, the numbers of applicants are consistently 
high. 
 
 
Decent Homes 
On the whole, the condition of our private sector housing compares well against the 2001 
English House Condition Survey.  Out of our 33,000 private dwellings, it is estimated in our 
2003 Private Sector Stock Condition Survey that only 2.2% are unfit, compared to 4.1% 
nationally, and 14% failed the DHS compared to 31.2% nationally in 2001.  There are specific 
pockets of poor housing, namely the 1,500 pre-cast reinforced concrete dwellings.  We are 
targeting our resources and actions within this strategy to tackle these poor housing conditions. 
 
It is estimated by more recent research in 2006 from the Building Research Establishment and 
commissioned by the then West Midlands Regional Housing Board, that there are a total of 
6,984 private sector homes housing vulnerable people in the District.  Of these, 68.6% or 4,795 
are decent.  This leaves 31.4% or 2,189 non-decent and housing a vulnerable person. 
 
Key Housing Issue – There are an estimated 6,984 private sector homes housing a 
vulnerable person, of which 31.4% are non-decent. 
 
Our Council-owned housing is being improved to meet the DHS by the Government’s 2010 
target.  We undertook a Council housing stock condition survey in 2003 and have been 
updating our Decent Homes database since to capture current condition and progress against 
Decent Homes.  We have made significant progress towards this target so far, and by the end 
of March 2007 we have reduced non-decency to around 30% of our homes. 
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Key Housing Issue – All Council-owned homes will meet the DHS by 2010. 
 
 
Former National Coal Board Housing Estates 
In 2004, the Regional Housing Board initiated a programme of research to provide more 
information on the areas of priority that had been highlighted in the draft Regional Housing 
Strategy.  As part of this programme, the Board funded research into the housing needs of the 
former coalfield local authority areas in southern Staffordshire and northern Warwickshire. 
 
The research found that the most acute housing need across the former Coalfield area related 
to the estates that were developed and managed by the National Coal Board.  The problems 
concentrated within these estates relate to a range of issues, including poor housing 
conditions, a deteriorating environment, and residents who were vulnerable in terms of health 
and social need.  The research project identified 8 former Coal Board estates that were most 
urgently in need for intervention and investment, which included the Elizabeth Road Estate, 
Cannock, the Pear Tree Estate Rugeley and the Rowley Close/Bradbury Lane Estate in 
Hednesford. 
 
As a result of this research and further lobbying through ‘A Case for Investment’, which was our 
further work to highlight the investment needs of the 8 former Coal Board estates, the Regional 
Allocation Strategy allocated £3million towards the renewal of these estates and to bring them 
up to the DHS as many are private homes housing vulnerable people.  We have received 
£674,000 of these resources, which have been directed towards our Strategic Housing 
Priorities of decent homes and thriving neighbourhoods in order to deliver decent private pre-
cast reinforced concrete homes housing vulnerable people. 
 
Key Housing Issue - There are some estates that are hotspots of holistic deprivation and poor 
quality housing, particularly our former National Coal Board estates. 
 
 
Energy Efficiency 
Our Private Sector Stock Condition Survey estimated that although the average SAP rating is 
54 for the District and better than the national average (51), there are 22.7% of households in 
the District experience fuel poverty, i.e. spend over 10% of their income on fuel costs. 
 
Thermal comfort is a key element of the Decent Homes Standard (DHS), and addressing the 
issue of adequate heating and insulation through our approach to decent homes will meet 
current need. Throughout 2007-08 both the Council and locally operating Housing Associations 
will continue to invest in bringing their properties up to the Decent Homes Standard, which 
includes a thermal comfort programme. 
 
The Council has developed an approach to tackling poor quality private homes housing 
vulnerable people and will be implementing this during 2007-08.  The key element in terms of 
energy efficiency will be a thermal comfort programme to ensure homes are adequately 
insulated and heated. 
 
We currently work in partnership with the Black Country Energy Efficiency Advice Centre to 
provide a range of schemes that assist residents to reduce energy usage and address fuel 
poverty.  These schemes include a telephone advice service dealing with over 1,200 enquires 
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per year, outreach work and community liaison, Energy Wise insulation scheme, Warm Front, 
and Health Through Warmth. 
 
Key Housing Issue - There are nearly a quarter of the homes in the District experiencing fuel 
poverty. 
 
 
Black and Minority Ethnic Communities 
Cannock Chase has the smallest black and minority population in Staffordshire, in terms of a 
proportion of the population (1.4%). The 2001 Census showed that 98.6% of the population of 
Cannock Chase are White, 0.5% are Mixed race, 0.6% are Asian or Asian British, 0.2% are 
Black or Black British and 0.2% are Chinese or Other. 
 
The Minority Ethnic Religious Groups within the District consist of Sikhs (201), Muslims (154), 
Hindus (92) and Buddhists (67).  Different religious groups appear to be concentrated in 
particular wards within the District.  Cannock West, Hednesford North, Hednesford Green 
Heath and Cannock East contain the highest Sikh population.  The highest number of Muslims 
appear to live in Brereton and Ravenhill, Cannock East, Etching Hill and the Heath and 
Cannock South and the highest number of Buddhists live in Hawks Green. 
 
The most ethnically diverse ward is Cannock South, with 2.2% of its population from black and 
minority ethnic communities. The least ethnically diverse wards are Cannock North and 
Hednesford South where only 1% of the population is from black and minority ethnic 
communities. The largest single minority ethnic community is in the ward of Cannock Ward in 
which 1% of the population is of Asian origin (almost all Indian).  
 
Members of black and minority ethnic communities live in locations throughout the Cannock 
Chase district, and there are no established settled community clusters to compare with those 
in Stoke-on-Trent or Stafford. Households appear to be settled around certain functions and 
services, rather than being part of communities which are expanding within a particular 
location.  
 
Strategic Housing produced a Black and Minority Ethnic Housing Strategy in 2004.  The aims 
are to: 

• Eliminate racial discrimination 
• Promote equal opportunities 
• Develop and deliver services which reflect the needs of the communities it serves 
• Maximise opportunities to address the needs of BME communities through new 

initiatives, policies and strategies 
 
Strategic Housing is an active participant on the Chase Against Crimes of Hate (CACH) group 
whose members include the Police, other local authorities and voluntary agencies.  This Forum 
aims to raise awareness of all aspects of crimes of hate and develops recording systems for 
racist and other hate crimes to be reported. 
 
When Strategic Housing carry out local housing market assessments with Estate Agents, 
questions are always asked about any specific needs that have been identified from the black 
and minority ethnic community.  To date, Estate Agents have reported that they do not receive 
many queries from buyers or sellers from the BME community and have therefore not identified 
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any specific issues or requirements for this group.  This situation will continue to be monitored 
through the continuation of regular housing market assessments in the District. 
 
Key Housing Issue - There is limited interest from ethnic minorities of purchasing housing in 
the District. 
 
 
Empty Homes 
Through our survey in early 2007, we identified 200 privately owned properties that were long 
term empty homes.  There are no areas of low demand housing in Cannock Chase.  Empty 
homes are dispersed throughout the District and are empty for individual reasons. 
 
The Housing Advice Centre maintains a database of empty properties.  Owners of the 
properties are contacted and if they are interested in renting the property, assistance and 
advice is provided.   12 properties have been brought back into use as a result of 
communication between the Housing Advice Centre and the owners of the properties. 
 
Key Housing Issue - There are around 200 empty homes throughout the District. 
 
 
Home Security 
Recent crime statistics for the District indicate a reduction in crime and an improvement in 
detections.  Crime incidents continue to be lower than the County, region and England.  
However, there has been an increase in violent crime, with domestic violence currently 
representing over a quarter of all violent crime. 
 
The Cannock Chase Safer and Stronger Communities Strategy is focused on reducing the 
following most prevalent housing related crimes, namely anti-social behaviour, domestic 
violence, and house burglaries. 
 
Key Housing Issue – The most prevalent crimes taking place in or around homes throughout 
the District are anti-social behaviour, domestic violence and house burglaries. 
 
 
Gypsies and Travellers 
There are three licensed sites for Gypsies and Travellers within the District.  Two sites are off 
Lichfield Road, Cannock and one is at Lime Lane, Norton Canes.  One site at Lichfield Road 
comprises 7 caravans with 11 adults and 5 children.  The second site has 11 caravans with 20 
adults and 8 children.  The site at Lime Lane contains between 15-18 caravans, 25-30 adults 
and 10-14 children.   
 
There is one long-standing unauthorised site off Stokes Lane, Norton Canes that comprises 3 
caravans with 3 adults and 2 children. 
 
Key Housing Issue - There are 4 Gypsy and Traveller sites throughout the District. 
 
 
Housing Needs of Vulnerable People 
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By vulnerable people, we are referring to a range of people who are vulnerable for reasons 
such as poor health, age, low income, or require care. 
 
The following information has been gathered on the supported housing needs in Cannock 
Chase of each client group.  Each table below shows the Supporting People priority rating, the 
current situation in the District of each client group and the provision available.  Information was 
gathered from a number of different agencies and gaps in provision are also identified. 
 

Older People 
HIGH priority of Client Group within the Supporting People Strategy   
Sources of Information  

• Social Services Older Persons Team  
• Age Concern  
• Healthnet   

Current Situation 
• Supported living is starting to replace residential care as the primary need.  A number of smaller 

residential care homes in Cannock are closing. The larger schemes are more sustainable. 
• For older people, there are often health and mobility problems associated with the mining industry. 
• Between 1993-2003 persons aged over 75 years in the District increased by 37%. 
• The key factor for the majority of older people is having their existing property adapted to help them and 

carers manage their care. 
• The HNS 2003 reveals that 76 vulnerable older people thought they needed to move from their current 

home for housing related reasons and 228 need adaptations to their property in order to remain in their 
home. 

Current Provision 
• A pathway process has been set up for older people leaving hospital. This includes some reablement 

beds at Park House. Once at Park House the clients can apply for supported accommodation.  
• Longford Court is a supported living scheme and is in high demand 
• School Court in Hednesford is an extra care scheme run by Anchor Housing and demand is extremely 

high. 
• There is a Community Living Team in Social Services who provide support to older people living in their 

own homes.  
• The Council has nearly 2,000 bungalows for older people, plus 6 sheltered housing schemes.  
• Over 3,000 older people are able to live in independent accommodation through the use of the Council’s 

community alarm scheme. 
• The Council & Spirita Care & Repair provides assistance to vulnerable and disadvantaged older 

households who own their own homes. 
Gaps in Provision  

• A new extra care scheme for frail older people is a priority within the Supporting People Strategy and 
reflects the increase in older people, their desire for non-residential care home accommodation that is 
independent as well as offering support, and offers tenure choice to meet housing choice 

• Increasing the amount of residential dwellings meeting the Lifetime Homes standards would offer the 
greater flexibility for older people to remain in their home and reduce the need for expensive adaptations 

 
 

People with Mental Health Distress 
MEDIUM  priority of client group within the Supporting People Strategy  
Sources of Information 

• Mental Health Team, Staffordshire Social Services  
• Cannock MIND  
• Cannock Chase Primary Care Trust – Community Psychiatric Nurse Team  
• Healthnet  
• Cannock Local Development Group  
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Current Situation 
• People who have a low level of mental health problem and live in unsupported housing can be 

susceptible to a deterioration in their condition due to stress caused by household issues such as 
inability to cope with managing money etc. 

• There are a range of housing related support services for people with more serve mental health 
problems. 

• 652 adults in the District have a severe cognitive disability. 
Current Provision 

• St. George’s Hospital, Stafford provides secondary care to people with mental health problems.  
• The County Mental Health Team assists clients with complex or severe mental health problems who are 

of working age. 
• MIND provides a drop-in support service to people with a lower level of mental health problem.  
• Avalon House is a supported housing project for people with severe and enduring mental illness. It 

consists of 6 flats plus staff facilities. 
• There is a move-on supported housing project consisting of two Council-owned flats.  It is designed for 

those who require rehabilitation in the community.  
• 3 Mental Health Workers employed by RETHINK provide floating support to help clients manage their 

tenancies 
• A further floating support scheme provides 10 places. 
• Cannock Chase Council’s Tenancy Support Workers provide support to Council and private tenants with 

mild mental health problems. 
Gaps in Provision 

• Housing related support for people with lower level mental health needs 
   
 

People with Physical Disabilities 
MEDIUM priority of client group within the Supporting People Strategy  
Sources of Information  

• Staffordshire Social Services Physical Disabilities Team 
• Children and Young Persons’ team 
• Statistical data on Disabled Facilities Grants  

Current Situation 
• According to the latest HNS, 30.2% of households in the District have one or more people living at home 

with a limiting long-term illness or disability and 14.4% of households in the District may include an 
occupant who has mobility problems. 

• There are a comparatively high number of physically disabled children living in Rugeley, especially in 
families where there are more than two children.  

• There are a large number of cases of Chronic Obstructive Airway Disease in the District, possibly linked 
to the mining industry. 

• A significant number of older people live in older properties and have difficulty managing the stairs. They 
often wish to downsize to a bungalow, but are unable to do so because this type of accommodation is 
scarce and expensive. 

Current Provision 
• The Physical Disabilities Team in Adult & Social Care consists of Occupational Therapists who assess 

need. 
• The Council provides Disabled Facilities Grants to residents of privately owned accommodation and 

council tenants. 
Gaps in Provision  

• There is a demand for family-sized bungalows that meet housing choice in terms of tenure and 
affordability 

• Increase the number of new developments that meet the Lifetimes Homes Standard 
 
 

People with Learning Disabilities 
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 LOW priority of client group within the Supporting People Strategy  
Sources of Information:- 

• Social Services Learning Disability Team 
• Learning Disability Strategy for Staffordshire 

Current Situation 
• Around 240 vulnerable adults in the District have a severe learning disability, with around 70 people in a 

range of supported accommodation. 
• There are a growing number of older carers whose offspring have learning disabilities.  
• Shared housing/residential care is now posing a problem. It can be difficult to allocate vacate spaces – 

the new resident must “fit in” to the scheme.  
• In addition, young people with learning disabilities now have much higher expectations than the older 

generation. They frequently want their own self-contained accommodation rather shared housing.   
• The reliance on residential care models is still too heavy and the County Council are seeking to redress 

this.  
Current Provision 

• There are currently 2 County Council-run residential care schemes for this client group in the District – 
Brunswick House and St. Luke’s Close. 

• There are 8 independent registered care homes in Cannock Chase for this client group, 5 with 6 or less 
beds, and 3 with more than 6 beds. 

• The county wide Community Living Scheme, managed by Social Care and Health, offers domiciliary 
support to help people live independently in their own homes.   

• Respite or short breaks are provided by the County Council and the NHS.  In Cannock, the NHS White 
Lodge unit provides a number of places for both children and adults from South Staffordshire. 

• The Independent Living Fund provides grants for this client group to help them set up their first home. 
Gaps in Provision  

• More self-contained supporting living accommodation is required to replace the residential care homes 
and offer greater housing choice to people with learning disabilities. 

 
 

Victims of Domestic Violence 
HIGH priority of client group within the Supporting People Strategy  
Sources of Information 
• Cannock Chase Council Housing Options Team  
• Adullam Housing 
• Chase PAIRS  
• Cannock Chase Police  
Current Situation 

• In 2005-06 a total of 33 households were accepted for assistance under homelessness legislation due to 
domestic violence.   

• Between 2001-2005, domestic violence incidents increased in the District by 70%. 
• Domestic violence continues to be a problem within the District but due to the initiatives in place and 

effective housing options advice there is currently a decrease in the number of people seeking 
assistance. 

• Victims of domestic violence are predominantly women with children. 
Current Provision  

• Maple Place is a domestic violence refuge managed by Adullam Housing.  It contains 5 two-bedroom 
flats with shared communal facilities and a 3 bedroom shared house for single women.  Outreach 
support is provided to women who move on from the project.  The service is always full and demand for 
the service is constant. 

• The Project/Chase PAIRS offers advice and support for women who have suffered from domestic 
violence.  Support comprises a drop-in centre, support workers and a 24-hour helpline.   

• The Council run ‘Safe As Houses’ sanctuary scheme enables victims of domestic violence to remain 
safely in the home through the provision of additional security measures. 

Gaps in Provision  
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• There is a constant need for more refuge places for women with children. 
 
 

Young Single People 
HIGH priority of client group within the Supporting People Strategy  
Sources of Information 

• Connexions  
• Rugeley Foyer (YMCA)  
• Touchstone Housing Association  
• The Youth Service 

Current Situation  
• Young people are often disproportionately highly represented among those who are accepted for 

assistance under homelessness legislation because they have been asked to leave by parents or other 
relatives.  A “revolving door” situation can develop whereby young people periodically return home and 
then are asked to leave again. 

• Unemployment is comparatively high among young people in the District. 
Current Provision  

• Rugeley Foyer has 32 units consisting of 24 self-contained flats and 4 shared flats for 2 people. The 
project can accommodate people with drug issues if they are committed to seeking treatment for their 
addiction.  Demand is high for places and the through flow of young people is hampered by a lack of 
move-on accommodation. 

• Canford Place provides 5 supported housing units for young homeless care leavers aged between 16 
and 18. 

• A young persons supported flat has recently been provided by Homezone Housing Association to 
provide move-on accommodation that teaches young people how to sustain a tenancy 

• South Staffordshire Family Mediation Service is available to resolve family disputes which could result in 
a young person becoming homeless. 

• The Housing Advice Centre provides housing options advice to young people and has attended events 
at Chase College. 

• The Cannock Churches Coalition Rent Deposit Scheme can help young people on low incomes to 
access the private rented sector. 

Gaps in Provision 
• There is a lack of move-on accommodation for residents of the Rugeley foyer, with units getting “silted 

up” by people who are ready to move on. 
 
 

People who misuse drugs and alcohol 
HIGH Priority of client group within the Supporting People Strategy  
Sources of Information 

• Alcohol and Drug Services in Staffordshire 
• Integrated Drug and Alcohol Service 
• MASK 
• YMCA who provide manage services at the Rugeley Foyer  
• Connexions  
• Staffordshire Police 

Current Situation  
• Between 2005-06,14% of persons receiving assistance from the Private Sector Tenancy Support Worker 

had problems with drug or alcohol misuse 
• Figures for 2005/06 show that the Chase Division had the highest rate of drug arrests and seizures in 

Staffordshire, some 40.3% of the Staffordshire total. 
• There is a problem with parents asking children who are misusing drugs to leave home. 

Current Provision  
• MASK is a support organisation in Cannock providing help for families of drug users.  
• Cannock Chase Council’s Tenancy Support Worker assists people with mild drug usage to maintain 
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their tenancies.  
• IDAS is the main agency which assists young people in getting medical support for drug problems. 

However, demand for the service is very high. 
• CRISP is a county wide substance misuse floating support scheme, which supports and enables people 

with a history of substance misuse to live independently and sustain a stable housing situation. 
Gaps in Provision 

• Floating support to people who misuse drug and/or alcohol to sustain their home 
 
 

Ex-offenders 
MEDIUM priority of client group within the Supporting People Strategy  
Sources of Information 

• Staffordshire Probation Service  
Current Situation 

• Cannock has the second highest number of referrals to the Staffordshire Probation Services 
Accommodation Scheme in the county 

Current Provision  
• Heantun Housing Association provides four units of specialist accommodation for ex-offenders.  
• A contract is held between the Probation Service and Rugeley Foyer to reserved two units for ex-

offenders. 
• The Council’s Housing Advice Centre liaises with the Probation Service to provide housing options 

advice to offenders before they leave prison. 
Gaps in Provision  

• There is a lack of move-on accommodation for residents of the Heantun scheme.  
 
 

Vulnerable families 
LOW priority of client group within the Supporting People Strategy  
Sources of Information 

• Sure Start  
• Health Visitor Team 
• Bromford Housing Group  
• Teenage Pregnancy Group  

Current Situation  
• In 2005-06, 109 households with children were accepted by the Council for assistance under 

homelessness legislation. An additional 22 women who were pregnant were accepted for assistance. 
• Cannock Chase District has the highest rate of teenage pregnancy within South Staffordshire, both in 

the 11-15 and 16-19 age groups.   
• Where low income young families have lost social rented tenancies through rent arrears and have 

subsequently been found to be intentionally homeless, they become heavily reliant on poor quality 
privately rented accommodation. 

Current Provision  
• A 7-unit young parents supported housing scheme managed by Bromford Housing Group 
• The Bromford Housing Group manages a floating support scheme for 6 young families 
• A Tenancy Support Worker provides support to private sector tenants, including young families.  

Gaps in Provision  
• There is a need for more suitable temporary accommodation for homeless families, rather than B&B 

 
Key Housing Issue - There are a range of housing needs of vulnerable residents in the 
District, such as appropriate housing for older people, offering greater housing choice, and 
more housing related support for vulnerable people in their own home. 
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Summary of Key Housing Issues Identified in Chapter 6 
A summary of the key housing needs issues for the District that are identified in Chapter 6 is 
set out in the table below. 
 

• Affordability is a major issue for the District.  Average house prices have been rising much faster 
than incomes, with local house prices currently 7 times average local incomes. 

• The need for affordable housing far outweighs the supply of new affordable housing. 
• Although there have recently been reductions in the number of people being accepted as 

homeless and in priority need, the numbers of applicants are consistently high. 
• All Council-owned homes will meet the DHS by 2010. 
• There are an estimated 6,984 private sector homes housing a vulnerable person, of which 31.4% 

are non-decent. 
• There are nearly a quarter of the homes in the District experiencing fuel poverty. 
• There are a range of housing needs of vulnerable residents in the District, such as appropriate 

housing for older people, offering greater housing choice, and more housing related support for 
vulnerable people in their own home. 

• There are some estates that are hotspots of holistic deprivation and poor quality housing, 
particularly our former National Coal Board estates. 

• There is limited interest from ethnic minorities of purchasing housing in the District. 
• There are around 200 empty homes throughout the District. 
• There are 4 Gypsy and Traveller sites throughout the District. 
• The most prevalent crimes taking place in or around homes throughout the District are anti-

social behaviour, domestic violence and house burglaries. 
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7 - Strategic Housing 
Priorities 

 
 
 
Chapter 7 – Summary 
In this chapter we explain how we established our 4 Strategic Housing Priorities for action and 
the options appraisal process. 
 
Our Strategic Housing Priorities in this Strategy, in order of relative importance, and the options 
to deliver them are – 
1.  Provide housing choice that meets the needs and aspirations of all residents 
This will be delivered by meeting the need for both affordable and aspirational housing, the 
effective management & maintenance of social housing, promoting a healthy private rented 
sector, broadening choice in the allocation of social housing and reducing empty properties. 
2.  House vulnerable people 
This will be delivered primarily through reducing homelessness and the use of inappropriate 
temporary Bed & Breakfast accommodation, adapting people’s homes to promote 
independence, providing housing related support to the elderly, the young and people with 
disabilities, and promoting equality of access to housing services. 
3.  Encourage thriving communities where people want to live and stay 
This will be delivered through a focus on promoting initiatives within neighbourhoods that 
improve community safety and focusing renewal work in former coal mining communities that 
suffer from deprivation and poor housing conditions but are places where people like to live and 
want to stay. 
4.  Modernise the housing stock to provide a decent home for all 
This will be delivered through a focus on bringing all Council-owned housing up to the DHS by 
2010, significantly increasing the amount of private homes housing people on benefit that meet 
the DHS, promoting thermal comfort and affordable warmth, and working with landlords to 
improve the conditions of our privately rented housing stock. 
 
 
Establishing our Strategic Housing Priorities 
We established the key housing needs issues for the District based on the evidence in Chapter 
6.  We have used this wide evidence-base to underpin the process of narrowing down the key 
housing issues affecting the District.  These have been used to focus the selection of a smaller 
number of Strategic Housing Priorities for this strategy. 
 
The table below sets out the framework of how this evidence has been narrowed down and 
filtered by assessing each key housing issue against local, sub-regional, regional and national 
policies and the outcome of consultation.  These have then been assessed in a conclusion that 
identifies which are priorities for the District. 
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Is it a…  

Key housing 
issues 
identified 
from the 
evidence in 
Chapter 6 
 

 
National 
Policy? 

 
Regional 
Policy?  

 
Sub-
regional 
Policy? 
 

 
Corporate Policy? 

 
Consultation 
Outcomes 

 
Conclusion – is 
this a priority for 
the District? 

Affordability is 
a major issue 
for the District.  
Average 
house prices 
have been 
rising much 
faster than 
incomes, with 
local house 
prices 
currently 7 
times average 
local incomes 
 
The need for 
affordable 
housing far 
outweighs the 
supply of new 
affordable 
housing 

Yes – it is an 
essential 
element to a 
successful 
housing market 
and economy 

Yes – it is a 
key priority for 
the Regional 
Housing 
Strategy to 
improve 
pathways of 
housing 
choice 

Yes Helps to meet the 
Council’s corporate 
objective of 
ensuring there is 
affordable housing 
for all 
 
Affordable homes 
are required for 
employees as we 
attract more 
employment to our 
District and help 
deliver the 
Council’s corporate 
objective of a 
vibrant local 
economy 
 
 

The Chase Tenants’ 
& Residents’ 
Federation want 
new affordable 
housing to be for 
local people, along 
with a well managed 
and maintained 
social rented sector. 
 
Local Estate Agents 
found many local 
first time buyers 
were concerned at 
the high cost of 
cheaper and starter 
homes, such as 
terraced and ex-
Council housing. 
 
A national developer 
explained that they 
cannot sustain a 
situation where local 
homes are 
unaffordable to local 
people. 
 
The RSL 
Development Group 
supports this priority 
for action. 

Yes – improving 
housing choice 
throughout the 
District is a key 
housing issue 
because of its 
scale, i.e. it 
affects residents 
throughout the 
District with 
impacts on all 
tenures.  It is 
crucial in order 
to meet housing 
need beyond the 
limited social 
rented stock as 
well as meeting 
the aspirations 
of residents to 
own their own 
home. 
 

All Council-
owned homes 
will meet the 
DHS by 2010 
 
There are an 
estimated 
6,984 private 
sector homes 
housing a 
vulnerable 
person, of 
which 31.4% 
are non-
decent 
 

Yes – it is a 
key PSA target 
for the Govt. 

Yes – it is 
about the 
region 
contributing to 
the Govt PSA 
target 

Yes Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of our 
District by 
improving the 
housing conditions 
people live in 
 
Helps to meet the 
Council’s corporate 
objective of decent 
homes for all 
 
Access to a decent 
home is inextricably 
linked to the 
Council’s corporate 
objective of 

The Chase Tenants’ 
& Residents’ 
Federation want all 
Council housing to 
meet and where 
possible exceed the 
DHS by 2010 
 
Through 
consultation with a 
range of partners we 
have identified a 
clear concern over 
the condition of local 
private sector 
homes that house 
our most deprived 
residents 
 
Spirita Care & 
Repair, our partner 

Yes – as well as 
delivering this 
key Govt. target, 
modernising the 
condition of 
housing helps 
raise the overall 
health, well 
being and 
quality of life 
throughout the 
District  
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improving the 
health of our local 
residents 
 
Decent homes are 
required for 
employees as we 
attract more 
employment to our 
District and help 
deliver the 
Council’s corporate 
objective of a 
vibrant local 
economy 

Home Improvement 
Agency, support 
tackling non-decent 
homes in the private 
sector 
 
The Black Country 
Energy Efficiency 
Advice Centre 
supports this 
priority, in particular 
improving the 
thermal comfort of 
homes 

There are 
some estates 
that are 
hotspots of 
holistic 
deprivation 
and poor 
quality 
housing, 
particularly our 
former 
National Coal 
Board estates 

Yes – 
Sustainable 
communities 
and 
Neighbourhood 
Renewal are 
key national 
policies where 
housing issues 
make a 
significant 
contribution to 
improving 
estates but 
also relates to 
PSA7 covering 
decent homes 
in the private 
sector 

Yes – 
addressing 
the housing 
legacy of the 
coal industry 
is a priority 
within the 
Regional 
Housing 
Strategy 

Yes – the 
need to 
improve 
former NCB 
housing is 
recognised 
within the 
sub-region 

Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of our 
District by 
improving the 
housing conditions 
people live in 
 
Helps to meet the 
Council’s corporate 
objective of decent 
homes for all 

Through the 
Coalfields 
Consortium, the 
West Midlands 
Regional Housing 
Board has 
recognised the need 
to improve the 
housing stock in 
former coalfields 
areas like Cannock 
Chase District 
 

Yes – 
developing 
good quality 
housing makes 
a significant 
contribution to 
delivering 
vibrant, thriving 
and sustainable 
communities 
 

There are 
nearly a 
quarter of the 
homes in the 
District 
experiencing 
fuel poverty 

Yes – this is a 
Govt target by 
2010 to 
eradicate fuel 
poverty and 
also thermal 
comfort is 
incorporated 
into the DHS 

Yes – it is 
recognised 
the need to 
address fuel 
poverty 

Yes Providing warm and 
efficiently heated 
homes helps 
contribute towards 
delivering the 
Council’s corporate 
objective of 
improving the 
health of local 
residents 
 
Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of the 
District 

Spirita Care & 
Repair support 
tackling fuel poverty 
 
The Black Country 
Energy Efficiency 
Advice Centre 
supports this issue, 
in particular 
improving the 
thermal comfort of 
the homes of 
vulnerable people 

Incorporated 
into Decent 
Homes priority - 
Renewal of 
housing on 
these private 
sector estates 
that residents 
on the lowest 
incomes and in 
the greatest fuel 
poverty can be 
incorporated 
into our 
approach to 
decent homes in 
all tenures 

There are a 
range of 
housing needs 
of vulnerable 
residents in 
the District, 
such as 
appropriate 
housing for 
older people, 

Yes – included 
within the 
Govt’s 
approach to 
Supporting 
People 

Yes – meeting 
supported 
housing 
needs is 
recognised in 
the Regional 
Housing 
Strategy 

Yes – 
Recognised 
within the 
Staffordshire 
Supporting 
People 
Strategy 

Providing homes to 
meet the needs of 
our vulnerable 
residents helps 
contribute towards 
delivering the 
Council’s corporate 
objective of 
reducing inequality 
within our District. 

The Members of 
Cannock Chase 
Council Cabinet 
support the 
development of a 
balanced housing 
market that meets 
the housing needs 
of all residents along 
with the aspirations 

Yes – meeting 
the housing 
needs of 
vulnerable 
residents is a 
key policy 
objective at all 
levels and was a 
strong message 
from our 
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offering 
greater 
housing 
choice, and 
more housing 
related support 
for vulnerable 
people in their 
own home 
 

 
Providing homes to 
meet the needs of 
our vulnerable 
residents helps 
contribute towards 
delivering the 
Council’s corporate 
objective of 
improving the 
health of local 
residents. 
 
Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of the 
District, especially 
the vulnerable. 
 
 
 
 
 

to home ownership 
of a growing local 
economy. 
 
The Chase Tenants’ 
and Residents’ 
Federation felt 
strongly that 
housing support for 
vulnerable local 
people, particularly 
older persons, 
should be 
addressed. 
 
The Members of 
Cannock Chase 
Council Cabinet 
were particularly 
concerned that the 
housing needs of 
older people were 
addressed. 
 
Through 
consultation with a 
range of partners we 
have had a clear 
message to address 
the various housing 
needs of local 
vulnerable people. 
 
The Cannock Chase 
PCT is addressing 
the issue of health 
inequalities in the 
District. 
 
The Members of the 
Social Inclusion & 
Housing Select 
Committee 
highlighted the 
housing needs of 
people with 
disabilities. 
 
The Members of the 
Social Inclusion and 
Housing Theme 
Group of the Local 
Strategic 
Partnership are 
seeking the 
provision of housing 
that is appropriate 
for the needs of 
local people. 

consultations 
 

Although there 
have recently 
been 

Yes – a key 
aspect of Govt 
housing policy 

Yes – the 
reduction in 
homelessness 

Yes Providing homes to 
meet the needs of 
our vulnerable 

The Chase Tenants’ 
and Residents’ 
Federation felt 

Incorporated 
into the 
vulnerable 
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reductions in 
the number of 
people being 
accepted as 
homeless and 
in priority 
need, the 
numbers of 
applicants are 
consistently 
high 

has been to 
reduce 
homelessness 

is also a key 
policy within 
the Regional 
Housing 
Strategy 

residents helps 
contribute towards 
delivering the 
Council’s corporate 
objective of 
improving the 
health of local 
residents 
 
Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of the 
District, especially 
the vulnerable 

strongly that 
housing genuinely 
homeless people 
should be 
addressed 
 

people priority – 
Homelessness 
is the most 
acute housing 
need and part of 
the priority of 
meeting the 
housing needs 
of vulnerable 
people.  There 
are also 
significant 
health risks 
associated with 
homelessness, 
such as 
domestic 
violence 

There is 
limited interest 
from ethnic 
minorities of 
purchasing 
housing in the 
District 

Yes – meeting 
the needs of 
BME 
communities 
and 
encouraging 
community 
cohesion are 
key Govt 
policies 

Yes – the 
Regional 
Housing 
Strategy 
encourages 
the housing 
needs of all 
residents to 
be met 

Yes Helps to meet the 
Community 
Strategy objective 
of promoting a 
vibrant community 
 
Having a more 
diverse community 
helps contribute 
towards delivering 
the Council’s 
corporate objective 
of reducing 
inequalities 

Estate Agents have 
reported that they 
do not receive many 
queries from buyers 
or sellers from the 
BME community 
and have therefore 
not identified any 
specific issues or 
requirements for this 
group 

No – there are 
limited BME 
community 
networks to 
assist in 
attracting ethnic 
minority 
residents into 
the District, 
although the 
outcomes of a 
BME focus 
group from the 
forthcoming 
HNS update will 
inform us 
whether this 
issue is a future 
priority 

There are 
around 200 
empty homes 
throughout the 
District 

Yes – Govt is 
seeking a 
reduction in the 
number of 
empty 
properties 

Yes – the 
Regional 
Housing 
Strategy 
recognises 
this issue 
needs tackling 

Yes Helps to meet the 
Community 
Strategy objective 
of promoting a 
vibrant community 
where people have 
pride in where they 
live 
 
Having a more 
diverse community 
helps contribute 
towards delivering 
the Council’s 
corporate objective 
of creating a decent 
home for all 

Estate Agents are 
keen to ensure all 
empty properties are 
brought back into 
use 

Incorporated 
into improving 
housing choice 
throughout the 
District - this is 
an emerging 
issue and part 
of a better use 
of the existing 
housing stock 
within the 
District 

There are 4 
Gypsy and 
Traveller sites 
throughout the 
District 

Yes – National 
policy is to 
meet the 
housing needs 
of Gypsies and 
Travellers 

Yes – this 
issue is 
recognised 
within the 
Regional 
Housing 
Strategy 

Yes Providing homes to 
meet the needs of 
our vulnerable 
residents helps 
contribute towards 
delivering the 
Council’s corporate 
objective of 

The Southern 
Staffordshire and 
Northern 
Warwickshire 
Housing Partnership 
recognise the need 
to undertake join 
research to assess 

No – current 
sites meet local 
need, although 
the outcomes of 
the specific 
housing needs 
assessment will 
inform whether 
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improving the 
health of local 
residents 
 
Helps to meet the 
Community 
Strategy objective 
of promoting the 
well being of the 
residents of the 
District 

the housing needs 
of Gypsies and 
Travellers in the 
sub-region 

this issue is a 
future priority 

The most 
prevalent 
crimes taking 
place in or 
around homes 
throughout the 
District are 
anti-social 
behaviour, 
domestic 
violence and 
house 
burglaries 

Yes – crime 
reduction is a 
key Govt policy 

Yes – 
community 
safety is 
recognised 
within the 
Regional 
Housing 
Strategy 

Yes Helps to meet the 
Community 
Strategy objective 
of promoting a 
safer community, 
where crime is 
reduced and local 
people feel 
reassured about 
their safety 
 
Providing safer 
homes and estates 
helps contribute 
towards delivering 
the Council’s 
corporate objective 
of creating a clean, 
safe and 
sustainable 
environment 
 

Through 
consultation with a 
range of partners we 
have had a clear 
message that 
tackling crime and 
improving 
community safety in 
neighbourhoods is a 
key local issue 
 
The Chase 
Community Partners 
is our Community 
Safety Partnership, 
Staffordshire Police 
and Cannock Action 
on Crimes of Hate 
are seeking to 
deliver safer 
communities 

Incorporated 
into delivering 
vibrant, thriving 
and sustainable 
communities – 
tackling crime 
on housing 
estates makes a 
significant 
contribution into 
whether people 
want to live and 
stay in their 
neighbourhood 
 

 
The narrowed down priorities from the table above were grouped together into the following 4 
priorities – 

• Increasing housing choice 
• Decent homes 
• Housing for vulnerable people 
• Thriving and sustainable neighbourhoods 

These were expanded to provide a better definition of each priority to give us our 4 priorities. 
 
Our Strategic Housing Priorities for action are therefore – 
 
Modernising the Housing Stock 
A Decent Home for All – providing decent modern homes in all tenures 
 
Housing Choices 
Providing pathways of choice to meet the needs and aspirations of all residents 
 
Housing Vulnerable People 
An Inclusive Housing Market for All – providing homes that meet the needs of all 
residents 
 
Thriving Neighbourhoods 
Creating Sustainable Communities – where people want to live and stay 
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Ranking the Priorities 
In order to evaluate the relative importance of each priority against each other, our Consultees 
were asked to consider the following issues – 

• The extent and relative severity of the problem within the District based on current 
needs. 

• Whether the problem is getting worse or better within the District based on likely future 
needs. 

• Whether significant progress can be made in addressing the problem within the lifetime 
of this Housing Strategy. 

• The availability of adequate resources between the stakeholders to address the 
problem. 

 
Following consideration and discussion of each priority against the issues listed above, we 
asked our Consultees to rank each Strategic Housing Priority into order of relative importance.  
The table below shows combined results of this consultation exercise. 
 

 Consultees   
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Total 
Score 

 
 

Rank 

        
Modernising 
the Housing 
Stock 

 
4 
 

 
4 
 

 
2 

 
4 

 
4 

 
18 

 
4th 

Housing 
Choices 

 
3 
 

 
1 

 
1 

 
1 

 
3 

 
9 

 
1st 

Housing 
Vulnerable 
People 

 
1 

 
2 

 
3 

 
3 

 
1 

 
10 

 
2nd 

Thriving 
Neighbourhoods 

 
2 
 

 
3 

 
4 

 
2 

 
2 

 
13 

 
3rd 

 
 
Although all 4 Strategic Housing Priorities are important in improving housing throughout our 
District, in terms of relative importance against each other, our priorities are ranked as such - 
 
PRIORITY 1 
Housing Choices - Providing pathways of choice to meet the needs and aspirations of 
all residents 
 
PRIORITY 2 
Housing Vulnerable People - An Inclusive Housing Market for All – providing homes that 
meet the needs of all residents 
 
PRIORITY 3 
Thriving Neighbourhoods - Creating Sustainable Communities – where people want to 
live and stay 
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PRIORITY 4 
Modernising the Housing Stock - A Decent Home for All – providing decent modern 
homes in all tenures 
 
 
Options Appraisal 
Each of the 4 Strategic Housing Priorities is considered in detail in the following 4 chapters.  
Each chapter begins with an appraisal of the options available to deliver the respective priority.  
To assess which of the options will be pursued in the Action Plan, the following 
assessment criteria and scoring mechanism has been used.  These take into account how 
effective the option will be in delivering the priority, the contribution of our partners and Value 
for Money. 
 

Criteria Definition 
Contribution Will it make a significant contribution to delivering the priority? 
Funding Is there adequate funding to make a significant contribution to delivering the priority? 
VFM Is it an effective use of funds? 
Acceptability Is the proposal acceptable to politicians, residents and partners? 
Partnership Does it involve utilising local partners?  
 
For each criterion we have awarded a score of 2 if it is “yes”, 1 if it is “possibly” or 0 if it is a 
“no”. 
 
Our focus is on tasks that deliver the options with the higher scores.  These tasks are 
undertaken in parallel and are set out in detail within the relevant chapter and within our Action 
Plan. 
 



FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

41 

8 – Housing Choices 

 
Priority 1 - Housing Choices 
Providing pathways of choice to meet the needs and aspirations of all residents 
 
In deciding how to meet this priority, we undertook the following options appraisal. 
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Comments 

Council builds more 
affordable housing 

2 0 0 1 0 3 Rejected – It is not currently an efficient 
use of Council resources to build new 
homes. 

Housing Associations build 
more affordable housing 

2 2 2 2 2 10 Accepted - Our Housing Association 
partners are best placed to provide new 
affordable housing through access to 
resources and development expertise 

Council funding for the 
provision of new affordable 
housing in the District 

2 2 2 2 2 10 Accepted – This options scores maximum 
points because it is deliverable through 
agreed funding and directly contributes 
towards delivering the priority 

Deliver more affordable 
housing through S106 
agreements, in line with 
evidence from the HNS 

2 2 2 1 2 9 Accepted – The Housing Choices SPD 
increases the threshold and percentage of 
affordable housing on S106 sites is being 
consulted upon 

Use of Council land to 
subsidise the cost of 
providing new affordable 
housing 

1 0 1 0 2 4 Rejected – The Council has agreed that 
receipts from the sale of land are used to 
support the Leisure Strategy, which is a 
key corporate priority of the Council 

Establish a local planning 
policy for the provision of 
new aspirational homes 

2 1 2 2 2 9 Accepted – The Housing Choices SPD 
establishes a local planning target for the 
provision of executive homes 

Council provides a subsidy 
to landlords to encourage a 
growth in the private rented 
sector 

1 0 0 0 2 3 Rejected – It is not currently a Council 
priority to fund this issue. 

Council provides advice, 
training, forums and an 
accreditation scheme to 
encourage more and better 
quality private landlords 

2 2 2 2 2 10 Accepted – A strong partnership has 
developed with private landlords 
throughout the District, which is driving up 
standards as well as giving support and 
encouragement to new landlords 

Implement a Choice Based 
Lettings scheme to broaden 
choice and access to social 
rented housing in the 
District 

1 2 2 2 2 9 Accepted – Following a successful bid to 
Govt for funding, a sub-regional CBL 
scheme is being developed with social 
landlords throughout the District and  

The Council only takes 
enforcement action to bring 
properties back into use 

0 1 1 0 0 2 Rejected – Enforcement action would only 
apply to a small number of the worst 
properties and would not be consistent 
with our approach to enforcement 

The Council encourages 
owners to bring empty 
properties back into use 
through monitoring, advice, 

2 2 2 2 2 10 Accepted – This approach would continue 
the monitoring and contact we have 
already made with owners to ensure a 
partnership and supportive approach to 
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support or enforcement 
action where appropriate 

encourage empty properties to be brought 
back into use 

[The key to scoring the options appraisal is on page 43] 
 
Background 
This priority is to encourage a housing market that provides choice and meets the aspirations 
and needs all our residents, such as young single people wanting a foot on the property ladder, 
a family renting from the Council needing a larger home to accommodate a new child or older 
people looking to sell the larger family home to buy a more appropriate home to retire to. 
 
 
More Affordable Housing 
The cost of local housing is now too high for many of our residents to afford.  We are 
committed to pursue options to meet the need for more affordable housing for local people. 
 
We work in partnership with a range of organisations to ensure we deliver affordable to meet 
local need.  Through the Staffordshire Local Area Agreement, we have a target to ensure that 
the percentage of total completions that will be affordable housing is 18% in 2007-08, 16% in 
2008-09 and 15% in 2009-10.  We will monitor delivery against this target and report it as part 
of the performance management framework. 
 
We will work with RSL partners seeking to develop and the Housing Corporation to maximise 
investment and subsidy in new affordable housing throughout the District.  We accept that 
Cannock Chase District is not highest priority for funding, as we are neither in a Housing 
Market Renewal Area nor do we do contribute to Urban Renaissance of the major urban areas.  
We do argue that local needs for affordable housing and our former coal-mining legacy need to 
be addressed and our partners will exploit these issues when bidding for funding.  We will also 
ensure bids reflect other Housing Corporation priorities, such as the use of modern methods of 
construction and meeting the needs of all residents. 
 
To ensure the provision of additional affordable housing, we accept that, currently, it is not an 
efficient use of Council resources for the Council to build more Council housing.  The Council’s 
principal delivery option will be to use some of its own resources to assist RSLs to build more 
affordable housing.  However, this will be kept under review. 
 
Council resources for additional affordable housing comes from three sources – 

• Capital funding of £2million over the next 6 years – generated from the capital receipt 
from sale of Council houses under the Right To Buy 

• Further capital funding generated from the capital receipt from sale of difficult to let 
Council bungalows – estimated at £8.4million per year over the next 6 years 

• S106 commuted sums ring fenced for the provision of new affordable housing – 
currently standing at £746,754 

We are developing a set of funding criteria, which will set out an equitable and transparent 
method for allocating Council funding for new affordable housing schemes. 
 
The use of local planning policy and obligations (called Section 106) has been our most 
successful option for delivering more affordable housing.  We will not only continue to secure 
new affordable housing through this option, we will strengthen and increase it in order to deliver 
this priority in line with the delivery option of meeting local need as identified through the HNS.  
We will strengthen it through a ‘Housing Choices Supplementary Planning Document’ within 
our new Local Development Framework, and increase the obligations to provide new affordable 
homes to reflect the evidence of need through our local HNS.  The increase will be secured by 



FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

43 

proposals being consulted upon of lowering the size and property number threshold where an 
obligation to provide affordable housing applies from 25 units or more to 15 units or more, 
increasing the proportion of affordable housing to be provided from the current 25% to 36% and 
seeking to provide affordable housing on-site with limited exceptions.  We will ensure any 
commuted sums for the off-site provision of new affordable housing are used to subsidise 
development that would not otherwise attract Social Housing Grant. 
 
We will use the findings from our local HNS as the basis of the negotiation of the mix of 
affordable housing types on a site, such as social rented or HomeBuy.  This will be 
underpinned by similar information being incorporated within our ‘Housing Choices 
Supplementary Planning Document’.  We will also use the HNS and the Housing Register to 
determine property types and size of new affordable to meet local need. 
 
In relation to affordable market housing, we will use legal powers to ensure the affordable 
element is available to local people in perpetuity.  We will also work with our RSL partners to 
advertise and target local people suitable for low cost market housing. 
 
We will continue to meet internally and with external partners to co-ordinate tasks to deliver 
more affordable housing.  We will attend training and conferences to learn from the best and 
implement good practice wherever possible.  We will seek to exploit new initiatives to increase 
ours and our partners’ ability to deliver more affordable housing, such as Community Land 
Trusts. 
 
We will continue to maintain a good evidence base on local affordability, the local and sub-
regional housing market, and the needs of local people and families for new affordable 
housing.  This will be through an update to our HNS in 2007 to provide the latest need for 
affordable housing, as well establish needs data for the forthcoming C3 Sub-Regional Housing 
Market & Needs Assessment.  This will inform sub-regional and regional investment strategies.  
 
Delivery Options -  

• Housing Associations build more affordable housing 
• Council funding for the provision of new affordable housing in the District 
• Deliver more affordable housing through S106 agreements, in line with evidence from 

the HNS 
 
Aspirational Market Housing 
In seeking to deliver a range and choice of housing through the District for all residents we will 
seek to deliver high quality executive aspirational market housing that meets the size and 
location needs and wants of our residents.  This also makes a significant contribution to 
increasing the attractiveness of new businesses and their employees into the District and 
therefore increases the strength of the local economy.  This complements our approach to 
affordable housing by helping create mixed tenure and balanced communities. 
 
As a delivery option, we have a proposed policy for the provision of new executive homes on 
residential sites within our forthcoming Housing Choices SPD.  We will work with developers 
and house builders to provide a range of high quality aspirational market housing, such as 
higher density apartments for smaller households, large detached executive homes and 
retirement housing where there is a local need and demand for it, and where this is consistent 
with local planning policy and provides sustainability. 
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Delivery Option -  
• Establish a local planning policy for the provision of new aspirational homes 

 
Mobility and Choice in Allocations and Nominations 
Our greatest asset remains the existing 7,000 affordable homes throughout the District.  We 
will continue to work in partnership with social housing providers to ensure these homes are 
allocated in an effective & efficient manner to reflect local need and choice. 
 
We will monitor performance to ensure affordable rented homes are re-let as quickly as 
possible.  As a delivery option, we will monitor the establishment of the sub-regional Choice-
based Lettings Scheme. 
 
Delivery Option -  

• Implement a Choice Based Lettings scheme to broaden choice and access to social 
rented housing in the District 

 
Private Rented Sector 
A healthy and high quality private rented sector has an important function within our local 
housing market by providing flexibility, transition and additional options for local residents.  As a 
delivery option, we will continue to encourage the provision of high quality well managed and 
maintained private residential accommodation throughout the District at a range of sizes and 
costs.  We will continue to work in partnership with local landlords.  This partnership is strong 
and has been sustained over a number of years.  The fruits of this partnership working have 
been significant, such as the provision of regular on-going meetings and training for landlords, 
the establishment of a Landlords Accreditation Scheme, and use of a private property register 
to match those seeking housing options advice with vacant private rented properties. 
 
We will continue to support this partnership and encourage landlords to explore the possibility 
of linking with a local sub-regional Choice-based Lettings scheme. 
 
Delivery Option -  

• Council provides advice, training, forums and an accreditation scheme to encourage 
more and better quality private landlords 

 
Empty Properties 
In 2006-07 we had 200 long-term empty properties within the District.  This represents 0.7% of 
the housing stock and a significant number of properties. 
 
We will develop an Empty Property Strategy over the next 3-years to encourage owners to 
return their empty property back into use.  This encouragement will be based on our current 
targeted mail shots to owners of empty properties and will also incorporate our approach to 
Empty Property Management Orders. 
 
Delivery Option -  

• Encourage owners to bring empty properties back into use through monitoring, advice 
and support 
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9 – Housing Vulnerable 
People 

 
Priority 2 
Housing Vulnerable People 
 
In deciding how to meet this priority, we undertook the following options appraisal. 
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Comments 

The Council funds all 
current homelessness 
prevention schemes 

2 0 1 0 2 5 Rejected – It is not a current Council 
priority to fund all homelessness 
prevention schemes 

The Council explores 
funding of key 
homelessness prevention 
schemes within its base 
budget rather than relying 
on DCLG Homelessness 
Grant 

2 1 1 2 2 8 Accepted – The Council will explore 
options to ensure funding of key 
homelessness prevention schemes from 
General Fund resources rather than 
insecure and annual DCLG funding. 

Fund all current 
homelessness prevention 
schemes through the DCLG 
Homelessness Grant 

2 2 2 2 2 10 Accepted – The Council will continue to 
contribute funding to all current 
homelessness prevention schemes as the 
funding is currently available and these 
schemes are making a significant 
contribution to reducing homelessness 

The Council funds a 
temporary accommodation 
hostel 

2 0 0 0 0 2 Rejected – Hostel accommodation is not 
viable with the numbers involved and it is 
not currently a Council priority to fund this. 

The Council secures 
temporary accommodation 
from its own stock and from 
local stock-holding RSLs 

2 2 2 2 2 10 Accepted – By utilising existing social 
housing in the District in a flexible way, we 
can meet the temporary accommodation 
needs of families and pregnant women in 
line with Govt policy as well as in a cost 
effective way that best utilises the existing 
housing stock 

The Council replaces 
funding for DFGs with loans 
taken out by clients 

0 2 2 0 0 2 Rejected – The Council has a duty to fund 
mandatory DFGs. 

The Council maintains 
funding for DFGs to private 
owners/tenants and 
disabled adaptations for 
Council tenants at current 
levels for the next 3 years 

2 2 1 2 2 9 Accepted – Current levels of funding are 
meeting the local need for DFGs, the 
Council have a duty to fund mandatory 
DFGs and capital funding has been 
agreed for the next 6 years at the current 
budget of £210,000 per year covering the 
40% LA contribution 

The Council seeks to re-
tender the contract for a 
Home Improvement Agency 

1 1 1 1 1 5 Rejected – The SLA with Spirita requires 2 
years notice period 

Review the SLA with Spirita 2 2 2 2 2 10 Accepted – The Council can commence 
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Care & Repair negotiations with Spirita on the terms and 
performance indicators in the SLA 

The Council continues to 
fund an additional OT 

2 1 0 0 0 3 Rejected – It is unacceptable for the 
Council to continue fund a core function of 
the County Council 

Agree an SLA with Staffs 
County Council to reduce 
waiting times to for OT 
assessments for DFG 
clients in line with the 
County average 

2 2 2 2 2 10 Accepted – The County Council are 
currently the gateway for all DFG clients of 
the Council and waiting times are currently 
the worst out of all Staffordshire Districts 

Encourage developers to 
build more family-sized 
bungalows for older people 

1 0 0 1 1 3 Rejected – It is unrealistic to expect 
developers to build more family sized 
bungalows as densities are too low 

Increase the number of new 
affordable housing 
developments that meet the 
Lifetimes Homes Standard 

2 2 2 2 2 10 Accepted - Increasing the amount of 
affordable housing that meets the Lifetime 
Homes Standard is deliverable through 
partnership and with the help of funding 

Remodel low demand 
sheltered housing schemes 
with shared facilities 

2 0 0 2 1 5 Rejected – High costs of remodeling are 
not affordable to the Council 

Redevelop low demand 
sheltered housing schemes 
with shared facilities to 
secure new affordable 
housing 

2 2 2 1 2 9 Accepted – Affordable solution and the 
new affordable housing is secured to meet 
the needs of local people 

A new extra care scheme 
for frail elderly people 

2 1 2 2 2 9 Accepted - A new extra care scheme for 
frail older people is a high priority within 
the Supporting People Strategy and 
funding has already been agreed through 
the Supporting People Development & 
Investment Sub-Group.  Negotiations are 
currently being undertaken with a 
developer to potentially deliver a scheme. 

Increase the number of 
women’s refuge places 

2 0 1 1 2 6 Rejected – Although there is demand 
there are no resources available to deliver 
this at present 

To provide more funding for 
the ‘Safe As Houses’ 
Scheme 

2 2 2 2 2 10 Accepted – This scheme has delivered 
positive outcomes and offers value for 
money 

Explore the opportunities for 
funding of more move-on 
accommodation for 
vulnerable young people 
with Staffordshire’s 
Supporting People Team 

2 1 2 2 2 9 Accepted – This is a green (high) 
development priority within the Supporting 
People Strategy 

Explore the opportunities for 
funding of more floating 
support for people with a 
history of substance misuse 
with Staffordshire’s 
Supporting People Team 

2 1 2 2 2 9 Accepted – This is a green (high) 
development priority within the Supporting 
People Strategy and Cannock Chase 
highlighted as a hotspot 

Explore the opportunities for 
funding of more low level 
floating support for people 
with mental health distress 
with Staffordshire’s 
Supporting People Team 

1 0 1 2 1 5 Rejected - This is an amber (medium) 
development priority within the Supporting 
People Strategy and Cannock Chase is 
not highlighted as a hotspot so unlikely to 
be a priority for funding 

Place people with learning 
disabilities, who are leaving 
residential care homes that 

2 2 0 1 0 5 Rejected – This option does not offer a 
range of housing options to meet the 
diversity of needs and choices of people 
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are closing, onto the 
Housing Register 

with learning difficulties 

Offer housing options 
advice to people with 
learning disabilities, who 
are leaving residential care 
homes that are closing, in 
consultation with their 
Social Worker 

2 2 2 2 2 10 Accepted – Housing options advice, in 
consultation with the relevant Social 
Worker, offers a range of housing 
solutions to meet the individual needs of 
each person seeking a new home, such as 
a shared ownership property where the 
client lives independently with support, 
supported accommodation from Keynote 
or a Council house 

Explore the opportunities for 
funding of more move-on 
accommodation for ex-
offenders with 
Staffordshire’s Supporting 
People Team 

1 0 1 1 1 4 Rejected - This is an amber (medium) 
development priority within the Supporting 
People Strategy and Cannock Chase is 
not highlighted as a hotspot so unlikely to 
be a priority for funding 

The Council commissions a 
Gypsies & Travellers 
housing needs assessment 

2 1 0 1 0 4 Rejected – Although this meets the 
requirement for a Gypsies & Traveller 
housing needs assessment, it does not 
offer value for money 

The Council jointly 
commissions a Gypsies & 
Travellers housing needs 
assessment with Local 
Authority partners through 
the Southern Staffordshire 
& Northern Warwickshire 
Housing Partnership 

2 2 2 1 2 9 Accepted – This joint approach not only 
offers value for money but includes cross 
Authority assessment that allows for a 
better understanding of the needs of these 
communities as they travel along the A5 
and A38 corridors 

[The key to scoring the options appraisal is on page 43] 
 
 
Background 
An Inclusive Housing Market for All – providing homes that meet the needs of all residents.  By 
vulnerable people, we are referring to a range of people who are vulnerable for reasons such 
as poor health, age, low income, or require care. 
 
 
Homelessness 
Our new Homelessness Strategy 2007-10 sets out all the details of our approach to 
homelessness and in particular how we and our partners are reducing homelessness. 
 
In summary, the Homelessness Strategy explains that we are committed to reducing the levels 
of homelessness within the District and have adopted a client-focused housing options and 
prevention approach.  This is spearheaded by our new Housing Options Team, and backed up 
through the strategic development of the Homelessness Strategy by the Housing Strategy 
Team.  It places the individual at the centre of giving them options to find a suitable permanent 
housing solution. 
 
Homelessness prevention schemes are in place to assist in reducing the main reasons for 
homelessness.  These have been developed with a range of partner organisations and have 
positive outcomes for potentially homeless people by helping them to stay in their home or 
finding a new one, rather than present as homeless or be accepted as statutorily homeless.  
These schemes include the ‘Safe As Houses’ Sanctuary Scheme, funding towards a rent 
deposit scheme run by the Churches Housing Coalition, family mediation and a Private Sector 
Tenancy Support Officer.  As a delivery option, we are committed to continue funding these 
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schemes through the annual DGLG Homelessness Grant, whilst exploring options for funding 
these key schemes from more sustainable and longer term Council funds. 
 
We recognise that we have an over reliance on Bed & Breakfasts for temporary 
accommodation for homeless people and families.  This is not ideal, and especially not for 
vulnerable families.  We are committed to “reducing the use” of temporary accommodation, in 
line with our Homelessness Strategy.  As a delivery option, we will implement a range of 
service improvements to reduce the use of inappropriate temporary accommodation, which will 
include utilising Council-owned dwellings for families likely to be accepted as statutorily 
homeless which then convert into secure tenancies and prevent the need for a further move, 
working with RSLs to seek the use of their accommodation in the District, agreeing service 
level agreements that offer value for money with good quality local Bed & Breakfast 
accommodation providers, and support from a dedicated Temporary Accommodation Officer to 
ensure move-on occurs as soon as possible. 
 
Delivery Options 

• The Council explores funding of key homelessness prevention schemes within its base 
budget rather than relying on DCLG Homelessness Grant  

• Fund all current homelessness prevention schemes through the DCLG Homelessness 
Grant 

• The Council secures temporary accommodation from its own stock and from local 
stock-holding RSLs 

 
 
Disabled Adaptations 
Physical disability is an issue in the District.  Our Housing Needs Survey revealed that 20.9% of 
households in the District contained one person with a limiting long-term disability, 8.2% of 
which required them having to use a wheelchair. 
 
We currently fund Disabled Facilities Grants (DFGs) to contribute towards the cost of adapting 
the homes of owner occupiers or private tenants with physical disabilities.  This allows people 
to maintain their independence and remain in their home.  We currently work in partnership 
with Staffordshire County Council’s Disability Resource Team and Spirita to assess, means 
test, identify adaptations required and ensure they are provided. 
 
As a delivery option, we will continue to fund DFGs at the current level of £140,000 per year 
over the next 6 years as the 40% Local Authority contribution.  This option will also be delivered 
along with the delivery options of reviewing the SLA with Spirita to ensure it continues to offer 
value for money in price as well as performance and working with the Disability Resources 
Team to reduce Occupational Therapist waiting times in line with the County average. 
 
Delivery Options 

• The Council maintains funding for DFGs to private owners/tenants and disabled 
adaptations for Council tenants at current levels for the next 3 years 

• Review the SLA with Spirita 
• Agree an SLA with Staffs County Council to reduce waiting times to for OT 

assessments for DFG clients in line with the County average 
 
 
Housing Older People 



FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

49 

Residents aged 60 and over currently account for 17% of the Districts population and this 
proportion is growing.  A significant number of older people live in older properties and have 
difficulty managing the stairs.  They often wish to downsize to a bungalow, but are unable to do 
so because this type of accommodation is scarce and expensive.  Homes that possess 
features that improve accessibility (incorporated into the Lifetime Homes Standard) offer 
greater flexibility to accommodate people as they get older.  As a delivery option, we will work 
with our RSL partners to deliver new affordable housing that meets the Lifetime Homes 
Standard wherever possible. 
 
Sheltered housing in the District should meet the aspirations of older people, such as offering 
modern facilities, accommodation that is flexibility to meet changing physical needs, offers 
dignity and independence whilst ensuring relevant care and support services are available to 
those that need them, offers room for family and friends to visit, and offers a safe and secure 
environment.  As a delivery option, we will continue the programme of closures of inappropriate 
Council-owned sheltered housing schemes that do not offer these facilities and work with an 
RSL partner to provide new affordable housing, but above all we will ensure older people are 
consulted and treated with respect when considering their future housing requirements. 
 
There is currently a range of housing specifically for older people, such as bungalows, 
sheltered housing and 12 units of extra care housing in School Court, Hednesford.  The 
Supporting People Strategy has identified the provision of an extra care scheme for the District 
as a green (high) priority because of need.  As a delivery option, we will work closely with the 
County Council, the Housing Corporation, RSL partners, and support providers to ensure this is 
delivered over the next 3 years.  Funding has been identified and a potential developer is 
currently interested in delivering this scheme on a site going through the stages of gaining 
planning permission. 
 
Delivery Options 

• Increase the number of new affordable housing developments that meet the Lifetimes 
Homes Standard 

• Redevelop low demand sheltered housing schemes with shared facilities to secure 
new affordable housing  

• A new extra care scheme for frail older people 
 
 
Victims of Domestic Violence 
The number of domestic violence incidents has increased by 70% between 2001-2005 in the 
District.  33 victims of domestic violence, all women and their children, were housed last year 
through the homeless legislation. 
 
Maple Place, domestic violence refuge managed by Adullam Housing, has a high demand for 
places.  There are currently no identified resources available to expand the number of refuge 
places as the focus within the Supporting People Strategy is on developing accommodation 
based support services in Districts where is no provision. 
 
The Council run ‘Safe As Houses’ sanctuary scheme enables victims of domestic violence to 
remain safely in the home through the provision of additional security measures.  This has 
delivered demonstrable and positive outcomes for 29 women and their families, as well as 
securing value for money.  As a delivery option, we will increase the funding for the scheme 
through the Council’s Safer Communities Fund. 
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Delivery Option 
• To provide more funding for the ‘Safe As Houses’ Scheme 

 
 
Vulnerable Young People 
Many young people throughout the District find themselves in a situation where they are 
responsible for their accommodation but require care and support to ensure they maintain it.  In 
particular, our more vulnerable young people are assisted, such as tenancy support and the 
training flat both to help care leavers to successfully sustain their tenancy, and our young 
parents’ scheme that delivers training in child care and independent living. 
 
The Rugeley Foyer has 32 units of accommodation for vulnerable young people.  Demand is 
high for places and the through flow of young people is hampered by a lack of move-on 
accommodation.  Move-on accommodation for this client group is a green (high) priority within 
the Supporting People Strategy.  As a delivery option, we will explore with the Supporting 
People Team the potential for further move-on accommodation within the District. 
 
Delivery Option 

• Explore the opportunities for funding of more move-on accommodation for vulnerable 
young people with Staffordshire’s Supporting People Team 

 
 
Substance Misuse 
The District has a particular problem with drug misuse, as demonstrated by the Chase Division 
having the highest rate of drug arrests and seizures in Staffordshire, some 40.3% of the 
Staffordshire total.  People who participate in substance misuse find it difficult to sustain their 
tenancy or mortgage payments.  Support and assistance is essential to enable people with a 
history of substance misuse to live independently and sustain a stable housing situation. 
 
Floating support is provided within the District, but evidence from MASK and the Tenancy 
Support Workers suggests demand exceeds current provision.  As a delivery option, we will 
explore with the Supporting People Team the potential for further floating support to people 
with a history of substance misuse. 
 
Delivery Option 

• Explore the opportunities for funding of more floating support for people with a history 
of substance misuse with Staffordshire’s Supporting People Team 

 
 
People with Learning Disabilities 
Although this client group is a red (low) priority for development within the Supporting People 
Strategy, the reason for this is the reliance on residential care models is still too heavy and the 
County Council have undertaken a process of remodelling provision throughout the County.  St. 
Luke’s Close residential care home is being closed and as a delivery option, we are working 
with the Cannock Chase Learning Disabilities Locality Board to ensure residents are given 
housing options advice, in conjunction with the Social Worker responsible for assessing their 
support needs, in order to find the right housing solution for them. 
 
Delivery Option 

• Offer housing options advice to people with learning disabilities, who are leaving 
residential care homes that are closing, in consultation with their Social Worker 
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Gypsies and Travellers 
As a delivery option, a housing needs assessment will be undertaken in partnership with 
Southern Staffordshire local authorities, Nuneaton and Bedworth Borough Council and North 
Warwickshire Borough Council during 2007-08.  There are strong geographical reasons why 
this partnership is jointly commissioning housing needs assessments, namely through securing 
better information on the needs of these communities as they travel along the A5 and A38 
corridors. 
 
Delivery Option 

• The Council jointly commissions a Gypsies & Travellers housing needs assessment 
with Local Authority partners through the Southern Staffordshire & Northern 
Warwickshire Housing Partnership 
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10 – Thriving 
Neighbourhoods 

 
Priority 3 
Thriving Neighbourhoods 
 
In deciding how to meet this priority, we undertook the following options appraisal. 
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Comments 

Prioritise housing renewal 
towards the oldest 
properties 

0 1 1 2 2 6 Rejected – Guidance from the Audit 
Commission (in KLOE 9) is to tackle the 
worst first not the oldest, which can be 
highly desirable 

Prioritise housing renewal 
towards properties in the 
worst condition first, i.e. the 
defective pre-cast 
reinforced concrete (PRC) 
dwellings on former 
National Coal Board estates 

2 2 2 2 2 10 Accepted - Guidance from the Audit 
Commission (in KLOE 9) is to tackle the 
worst first and the PRC properties are the 
housing type in the worst condition and 
are often cold and damp 

Demolish all PRC 
properties 

1 0 0 0 1 2 Rejected – This is not an acceptable 
option to a range of key stakeholders, as 
most of the estates are sustainable 
communities 

Undertake improvement 
works to reinstate the PRC 
properties and bring it up to 
a mortgageable standard 

2 0 0 0 1 3 Rejected – The Council does not have the 
resources to fund reinstatement works to 
all PRC dwellings 

To provide grants to 
owners/tenants of PRC 
properties where they 
house a vulnerable person 
and fail to meet the DHS  

2 2 2 2 2 10 Accepted – This is in line with the Govts 
PSA7 target on decent homes, is 
affordable and targeting resources to the 
most vulnerable who cannot afford to 
improve their property to the DHS 

The Council funds grants to 
homeowners to improve 
home security 

2 0 0 0 2 4 Rejected – The Council does not have the 
resources to fund grants all homeowners 

The Council continues to 
fund means tested grants 
targeted at residential 
properties that have been 
burgled or in close proximity 
to a burgled residential 
property in partnership with 
Staffordshire Police 

2 2 2 2 2 10 Accepted – The number of domestic 
burglaries have been on the decline since 
the Community Safety Partnership has 
been focusing resources to target 
properties that that been burgled.  An 
effective partnership is in place between 
the Council, Staffordshire Police and local 
security firms to deliver timely home 
security measures. 

The Council only provides 
advice to home owners on 
home security measures 

0 1 0 1 2 4 Rejected – This is less effective than 
targeted measures installed in properties 
already targeted by criminals. 

[The key to scoring the options appraisal is on page 43] 
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Background 
This Strategic Housing Priority is about making a housing contribution to the much larger and 
more complex Community and Council objectives of creating vibrant, thriving, sustainable and 
safer communities throughout the District.  It is concerned with improving the condition of 
housing on our less sustainable estates along with their security.  This priority will assist in 
promoting sustainability alongside improvements in a range of issues, such as community & 
health facilities, employment opportunities, transport and the environment. 
 
 
Private Sector Housing Renewal 
The District contains a housing, as well as social, legacy relating to our mining heritage.  Our 
most deprived communities (as evidenced from the Indices of Deprivation 2004) are also those, 
which formerly housed our miners and their families.  These communities not only worked for 
the National Coal Board (NCB), many of them were housed by them.  Our 1,500 former NCB 
homes generally consist of homes constructed using non-traditional materials, of system-built 
pre-cast reinforced concrete (PRC).  These housing types are now defective and offer their 
occupants cold damp homes if unimproved.  The NCB sold these homes to both sitting tenants 
and private landlords, or transferred ownership to the Council.  The majority remain 
unimproved. 
 
PRC dwellings are properties that are of a generally poor construction and are system-built 
from non-traditional pre-cast reinforced concrete, with defective components.  They suffer from 
structural defects that reduce their lifespan and need significant investment to rectify these 
defects and extend their life.  Some of these property types do not have a proprietary building 
solution available from the Building Research Establishment and are therefore not eligible for a 
mortgage. 
 
These properties offer low levels of thermal comfort, which adversely affects the health of the 
people living in them.  The reality is that these properties are often cold and damp, which is of 
particular concern if the young, old or infirm live in them.  Aside from the important issue of the 
health risks associated with living in cold damp homes, modern expectations of thermal comfort 
far exceed those delivered by these dwellings and for these reasons unimproved PRC 
dwellings fail to meet the Government’s DHS. 
 
The PRC dwellings are in both private and Council ownership.  The table below shows the 
location, construction type and ownership of the PRC throughout the District. 
 

 
Estate 

PRC 
Construction 

Type 

Number of 
Privately owned 

properties 

Number of 
Council owned 

properties 

Elizabeth Road Estate, Cannock Wates 57 45 

Pear Tree Estate, Rugeley Wates 549 0 

Oaktree Rd/Larch Road, Rugeley Wates 100 8 

Johnson Road Estate, Cannock Wates 200 0 

Blackfords Estate, Cannock Wates 200 0 

Moss Road Estate, Cannock Reema 
(Houses & flats) 

21 231 
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Braemar Road Estate, Norton Canes Reema 29 27 

Rowley Close Estate, Hednesford Cornish 54 48 

Totals 1,210 359 

 
Although the Council has some information on all PRC dwellings throughout the District, this is 
much more detailed and comprehensive for the Council-owned dwellings.  In 2002, the Council 
commissioned a structural survey of its PRC dwellings that concluded that for a significant cost 
(between £16,000 - £41,000 per property) the Cornish, Reema and Wates were suitable for 
refurbishment.  Although this survey did not include an analysis of Decent Homes compliance, 
further stock condition survey information has established that these properties currently fail the 
DHS, in particular on thermal comfort grounds. 
  
It is estimated that there is around 1,200 privately owned PRC dwellings throughout the District.  
Many of these have either been purchased from the NCB during their sell-off or from the 
Council under the tenants Right-to-Buy.  There has been no comprehensive structural survey 
of these dwellings, although some knowledge exists from previous regeneration projects.  Their 
owners have improved the structure of some of these properties, although this appears to be 
ad hoc and the vast minority.  Based on the Council’s structural survey, it is currently assumed 
that the vast majority of privately owned PRC dwellings fail the DHS. 
 
As a delivery option, we will prioritise our private sector housing renewal to these PRC 
properties as these are the housing type in the worst condition.  They are on estates 
throughout the District, and these estates also contain a low quality environment with poor road 
layout, inadequate parking, and badly laid out public open spaces.  The condition of the 
properties has a major impact on reducing the quality of life for people living on these estates, 
so by tackling this issue this delivery option can make a contribution to improving sustainability 
of these estates, and help deliver our Community and Corporate objectives of having a vibrant 
communities and thriving neighbourhoods. 
 
In recognition of the housing legacy of former coalfield Districts of southern Staffordshire and 
northern Warwickshire, we have been allocated in total £612,000 in this and next year from the 
Regional Housing Pot.  These resources will complement the £500,000 of Council capital 
funding over the next 3 years.  
 
As a delivery option, we will incorporate our approach to delivering the private sector element 
of the Government’s PSA7 target on decent homes into this renewal programme.  The reason 
for this is that generally the PRC estates are in the areas exhibiting the highest amount of 
multiple deprivation in the District, i.e. these house our poorest residents.  Therefore, linking the 
two approaches together targets the worst properties and the most vulnerable people, as well 
as providing an opportunity to incorporate the £110,000 of resources available from the 
Regional Housing Pot towards private sector vulnerable decent homes and the capital £57,500 
remaining resources originally for loans and the Kickstart funding. 
 
These options also assist in delivering out fourth Strategic Housing Priority of a decent home 
for all.  The details of compliance with the Government’s PSA7 target in relation to private 
sector vulnerable is dealt with in Chapter 11. 
 
Our approach to delivering this option is to pilot a Private Sector Decent Homes Programme on 
one of the ex-NCB estates and then roll out this programme on an incremental basis.  It is 
proposed to commence the pilot programme on the PRC dwellings in the Oaktree Road/Larch 
Road area of Brereton.  The reasons for choosing this area are – 
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• With around 100 PRC dwellings this is a relatively small number and area, and 
therefore ideal as a pilot in which to develop and learn from before tackling larger 
estates. 

• The Council own 7 PRC dwellings in this area, and these are being structurally 
reinstated during 2007-08, therefore taking the opportunity to improve the private 
sector dwellings at the same time will provide a synergy with the Council programme. 

• Tackling all tenure of PRC dwellings as a whole estate approach provides potential 
economies by giving the private owners the chance to buy into the Council 
reinstatement works. 

• Technical knowledge of the private sector PRC dwellings is better than other estates 
due to the Council having gather detail information on their stock on the estate. 

 
The programme will involve a Decent Homes survey being undertaken by a suitably qualified 
organisation.  The outcome of which will dictate the improvement works required to achieve the 
DHS.  In line with the delivery option, we will make financial assistance available to owners and 
tenants who are on a principal means-tested benefit in the form of a Decent Homes Grant.  The 
detail of the Decent Homes Grant will be agreed in a detailed report to Councillors.  All work will 
have to be tendered through the Council’s partner Home Improvement Agency – Spirita.  This 
organisation was selected through a competitive process, works closely with the Council to 
deliver the disabled adaptations and home improvements for vulnerable households, and is set 
up to tender improvement works to ensure value for money is secured. 
 
It is proposed that landlords will also receive a Decent Homes Grant, covering a proportion of 
the cost of works and assistance from the Spirita Home Improvement Agency in tendering for 
improvement works to meet the DHS.  Again, the detail of this will be subject to a detailed 
report to Councillors. 
 
Where a property fails on the grounds of poor insulation and/or heating, the owner or tenant will 
be referred to the Government’s Warm Front Grant or the Black Country Energy Efficiency 
Advice Centre.  This will allow them to benefit from the range of insulation and heating 
schemes subsidised by energy companies as part of their Energy Efficiency Commitment. 
 
Once completed, we will review the pilot programme and incorporate improvements into the full 
programme to the other PRC estates.  A full programme will be agreed by Councillors and 
based on consideration of tackling the worst first, where additionality can be gained from 
mirroring improvement works undertaken by the Housing Department, and the complexity and 
size of the estate. 
 
A joint assessment of sustainability will be undertaken with the Housing Department and in 
consultation with local stakeholders on estates that exhibit poor sustainability, high turnover, 
are unpopular, experience high levels of crime and high levels of housing stress.  Estates that 
prove unsustainable may be removed from the future improvement programme and alternative 
options be considered to improve sustainability and encourage thriving communities. 
 
Delivery Options 

• Prioritise housing renewal towards properties in the worst condition first, i.e. the 
defective pre-cast reinforced concrete (PRC) dwellings on former National Coal Board 
estates 

• To provide grants to owners/tenants of PRC properties where they house a vulnerable 
person and fail to meet the DHS 

 



FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

56 

 
Home Security 
We are committed to working through the Chase Community Partnership to reduce crime and 
the causes of crime, which will in turn reduce the fear of crime and promote community safety 
initiatives. 
 
The Council received Beacon Status in 2004-2005 for our Crime and Disorder Partnerships.  
Key initiatives include – 

• Our Street Wardens, who play an important role in providing a visible presence and 
assistance on the streets to make people feel safer. 

• Our Community Action Teams, who are a real partnership of locally operating public 
servants with a role in promoting community safety, such as Community Beat Police 
Officers, Housing Officers and Head Teachers. 

• Staffordshire Fire & Rescue install smoke alarms to improve fire safety. 
We will continue to work with partners to ensure that these successful initiatives continue to 
improve community safety and reduce crime. 
 
As a delivery option, we will continue to fund our Home Security Grants programme.  These are 
offered to residents who have been recently burgled and are referred to us by Staffordshire 
Police.  The residents are means tested and this dictates the level of grant contribution towards 
the costs of installing measures to improve the home security of the victims or neighbours of 
victims of crime against property. 
 
Delivery Options 

• The Council continues to fund means tested grants targeted at residential properties 
that have been burgled or in close proximity to a burgled residential property in 
partnership with Staffordshire Police 
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11 – Modernising the 
Housing Stock 

 
 
Priority 4 
Modernising the Housing Stock 
 
In deciding how to meet this priority, we undertook the following options appraisal. 
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Comments 

The Council transfers its 
housing stock to a Housing 
Association to access 
investment in the housing 
stock and housing service 

2 2 2 0 1 7 Rejected – Subject to the receipt of “gap 
funding” stock transfer would provide the 
resources to undertake the additional 
improvements contained within the 
Cannock Chase standard and would 
provide a long-term sustainable strategy 
for the period beyond 2014.  We balloted 
our tenants in April 2006 and the majority 
rejected the stock transfer option. 

The Council establishes an 
Arms Length Management 
Organisation to manage its 
housing stock and access 
investment in the housing 
stock 

1 1 2 0 0 4 Rejected – Additional funding would not be 
available to undertake the improvements 
contained within the Cannock Chase 
standard and would be limited to decent 
homes improvement works, together with 
some funding for environmental works 
only.  Any additional funding would be 
dependent on a “two-star” housing 
inspection and could not therefore be 
guaranteed.  It is uncertain as to whether 
this option would provide a long-term 
sustainable strategy for the period after 
2013. 

The Council tenders the 
management and 
maintenance of its housing 
under the Private Finance 
Initiative arrangements in 
order to access investment 
in the housing stock and 
housing service 

2 2 2 0 2 6 Rejected – PFI would not provide a “whole 
stock” solution and in order to meet the 
“bidding” criteria would need to be limited 
to particular estates. Stock condition 
information suggests that there are no 
particular estates (with between 1,000 and 
2,000) dwellings which require additional 
investment “over and above” the 
remainder of the stock. 

The Council retains its 
housing stock and funds 
investment in the housing 
stock through its own 
resources 

2 2 2 2 0 8 Accepted – Financial projections show 
that the Council can meet the decent 
homes standard by 2010 and then 
maintain this until 2013.  Resources would 
not be available to undertake the 
additional improvements contained within 
the Cannock Chase standard.  In addition, 
the pursuit of this option would not provide 
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a long-term sustainable strategy for the 
period after 2013. 

The Council adopts a 
strategy of stock 
rationalisation to increase 
resource availability and 
undertake additional 
improvement work towards 
the Cannock Chase 
standard or extend the 
period to which the DHS is 
maintained 

2 2 2 2 1 9 Accepted – Stock rationalisation will raise 
resources to sustain decency whilst also 
releasing land for the provision of new 
affordable housing (assisting in the 
delivery of the Housing Choices Strategic 
Housing Priority) 

Undertake a further options 
appraisal, no later than 
2009, in the light of the 
Government’s revised 
policy and financial regime, 
a comprehensive review of 
the interim stock 
rationalisation strategy and 
a further sample condition 
survey of the Council’s 
housing stock 

2 2 2 2 1 9 Accepted – This will allow the Council to 
devise a realistic and deliverable approach 
for the future investment in the housing 
stock. 

The Council promote 
energy efficiency schemes 

1 1 0 1 0 3 Rejected – The Council does not possess 
a dedicated officer nor the expertise to 
undertake such promotion to any great 
extent. 

Promote energy efficiency 
through Spirita Home 
Improvement Agency 

1 1 1 1 2 6 Rejected – Spirita could undertake such 
work but are focused on delivering the 
wider HIA role and the Council’s disabled 
adaptations work. 

The Council continues to 
work in partnership with the 
Black Country Energy 
Efficiency Advice Centre to 
promote energy efficiency 
schemes 

2 2 2 2 2 10 Accepted – The Black Country EEAC 
continues to provide an excellent energy 
efficiency advice service to all residents of 
the District with consistent outcomes that 
represents good value for money. 

The Council utilises its 
annual HECA Progress 
Report to Government to 
set out its approach to 
affordable warmth 

1 2 1 0 2 6 Rejected – The HECA Progress Report is 
only an annual report not a strategy for 
action. 

The Council produces a 
updated Affordable Warmth 
Strategy for the District 

2 2 2 2 2 10 Accepted – Updating the 2003 Affordable 
Warmth Strategy will allow a review of 
current schemes to inform future strategy 
for reducing fuel poverty throughout the 
District 

The Council takes 
immediate enforcement 
action against landlords 
where a category 1 hazard 
or multiple category 2 
hazards exist 

2 1 0 1 0 4 Rejected – Complaints from landlords that 
the first they know of the existence of a 
hazard is through the serving of an 
enforcement notice. 

The Council works in 
partnership with landlords to 
ensure they rectify a 
category 1 hazard or 
multiple category 2 hazards 
through negotiation 

2 2 2 2 2 10 Accepted – Informal negotiation ensures 
a better relationship and understanding 
between the Council and landlords within 
an immediate call for unnecessary 
enforcement action. 

The Council will license all 
high risk HMOs in the 

2 2 2 2 2 10 Accepted – The Council will ensure all 
high risk HMOs are assessed, licensed 
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District and monitored to ensure the health and 
well being of tenants. 

[The key to scoring the options appraisal is on page 43] 
 
 
Background 
This Strategic Housing Priority is concerned with improving the condition of the housing stock 
in the District.  The key element is securing decent homes in the Council-owned housing stock, 
but also includes our approach to tackling decent homes for vulnerable people living in privately 
owned homes, and action to privately rented properties. 
 
 
Decent Homes in the Social Housing Sector 
The DCLG has a number of PSA to deliver against.  PSA 7 is “By 2010, bring all social housing 
into a decent condition with most of this improvement taking place in deprived areas, and for 
vulnerable households in the private sector, including families with children, increase the 
proportion who live in homes that are in decent condition.”.  Delivering decent homes is not 
only a Government priority, but also one for the Region, the District, the Council and our 
housing partners. 
 
Following the rejection of the Council’s transfer proposal by a small majority of tenants (51.9%) 
in March 2006, we reconsidered available options to meet the priority of modernising the 
housing stock in the light of - 
• The results of the stock transfer ballot. 
• The discussion paper issued by the DCLG regarding the Government’s future housing 

policy. 
• The current views of tenants regarding the future of the Council’s housing service as 

evidence by a market research survey of 2,288 tenants and a consultation exercise with 
the Chase Tenants and Residents Federation and other tenants’ organisations.  

As a result we re-appraised the results of the 2004 Housing Options Appraisal. 
 
We concluded that the Government’s future financial regime for social housing will not become 
clear until after the 2007 comprehensive spending review and considered that the current level 
of financial support for stock transfers would not continue beyond the 2006 Housing Transfer 
Programme.  We therefore decided to continue to pursue a stock transfer strategy and 
obtained a “provisional” place on the 2006 Housing Transfer Programme, pending agreement 
with the DCLG on a negative value for the housing stock and the way any “gap funding” 
requirement would be met.  
 
We were however, unable to conclude a Tripartite Agreement with the DCLG and the Harvest 
Housing Group, to “offset” the detrimental effect of stock transfer on our General Fund position, 
and discussions with the DCLG regarding the provision of “gap funding” for transfer through a 
stand alone housing association were abortive.  As a result, we have decided as delivery 
options to - 
• Pursue an interim strategy of stock rationalisation. 
• Undertake a further options appraisal, no later than 2009, in the light of the Government’s 

revised policy and financial regime, a comprehensive review of the interim stock 
rationalisation strategy and a further sample condition survey of the Council’s housing 
stock. 

 
Under our interim strategy of stock rationalisation, certain dwellings which are in lower demand, 
will be sold when they become vacant, in accordance with General Consents issued under the 
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Housing Acts.  We have made a determination to use the capital receipts we will receive for the 
purpose of “affordable housing” and can therefore utilise all of the receipts for capital 
investment.  Part of the receipts will be used to provide grants to Housing Associations to 
facilitate the provision of “replacement” social housing, with the balance of the receipts being 
available for investment in the Council’s remaining stock. 
 
We believe that the pursuit of our strategy has a number of advantages by - 
• Providing replacement social housing which (subject to the availability of suitable sites) 

meets the needs, in terms of dwelling type and location of households on the housing 
register. 

• Securing nomination rights to the replacement social housing which are expected to be 
100% of initial lettings and 75% of subsequent re-lets. 

• Increasing the supply of “entry level homes” in the Cannock Chase housing market, thus 
helping households with average incomes, who aspire to home ownership to gain a first 
foot on the housing ladder. 

• Generating additional capital receipts for investment in the Council’s remaining housing 
stock to undertake further improvements towards the Cannock Chase standard or further 
extend the period to which the Council can maintain the DHS.  

 
The Government’s PSA7 target necessitates that all social housing  meets the DHS by 2010, 
and delivering this target is a priority for both the Council and our housing partners. 
 
At 1st April 2007, 31% of our stock (some 1,775 dwellings) failed to meet the DHS.  We are 
therefore implementing an agreed Housing Investment Plan which will ensure that the decent 
homes target is met by 2010 and is then maintained until at least 2013.  Our investment plan is 
underpinned by robust estimates of available resources, which will be further enhanced through 
the sale of dwellings in accordance with our interim stock rationalisation strategy. 
 
In relation to Housing Association properties in the District, through regular liaison with our 
Housing Association partners we are assured that all of their dwellings within the District meet 
the DHS. 
 
Delivery Options 
• The Council retains its housing stock and funds investment in the housing stock through 

existing available resources. 
• The Council adopts a strategy of stock rationalisation to increase resource availability and 

undertake additional improvement work towards the Cannock Chase standard or extend 
the period to which the DHS is maintained. 

 
 
Decent Homes in the Private Sector 
We to meet the Government’s PSA7 target on decent homes by 2010.  In 2004, the definition 
of the target was expanded beyond social housing provided by Councils and Housing 
Associations to incorporate private sector homes housing vulnerable people.  In relation to this 
element of the target, 70% of our private homes that house vulnerable people (whether owned 
or rented from a private landlord) must meet the DHS by 2010 and we must secure year-on-
year improvements in numbers of private sector homes becoming decent. 
 
Recently released research commissioned by the West Midlands Regional Housing Board and 
undertaken by the Building Research Establishment, estimated that the District contained a 
total of 6,984 private sector homes housing vulnerable people.  Of these, it estimated that 
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4,795 or 68% currently meet the DHS.  This also leaves 2% or around 94 non-decent homes 
which need improvements in order to make them decent by 2010 in order for the Council to 
comply with the Government’s PSA7 target. 
 
Aside from the Government’s target, this research estimates that some 2,189 private homes 
housing vulnerable people remain non-decent.  It is a desktop exercise and based on results 
from the English House Stock Condition Survey and analysis of data from the 2001 Census.  
Evidence from the Council’s own 2004 Private Sector Stock Condition Survey (which is based 
on local samples) estimates that there were 1,280 non-decent private homes housing 
vulnerable persons in 2004.  We have also used a simple Government ready reckoner model 
and this came up with 1,800 private sector non-decent.  The reality is that the actual figure lays 
somewhere between the 3 figures and whatever the actual total is, it is unacceptable for so 
many families to be living in non-decent homes. 
 
We set out in Chapter 10 our approach to meeting the DHS target for the private sector through 
a private sector decent homes programme within the District.  This will be focused exclusively 
on our former coalfields estates containing defective non-traditional pre-cast reinforced 
concrete dwellings, our worst housing stock, and concentrations of our most deprived 
residents.  The pilot programme in 2007-08 and the full programme commencing from 2008-09 
will systematically survey and undertake improvement works in order to bring private sector 
properties up to the DHS where they house a vulnerable person.  It is estimated the remaining 
94 private properties will be brought up to the DHS by June 2009, which is within the 
Government’s PSA7 target of 2010. 
 
 
Energy Efficiency 
Cold damp homes have a significantly increase poor health.  This is why thermal comfort is one 
of the 4 elements that make up the DHS and from evidence represents the element of largest 
failure.  As part of the delivery option in Chapter 10, we will develop a Thermal Comfort 
Programme as part of our approach to private sector non-decent properties housing vulnerable 
people. 
 
Our homes need to possess the measures to ensure they are sufficiently insulated, heated and 
ventilated.  As a delivery option, we will continue to work in partnership with the Black Country 
Energy Efficiency Advice Centre on a range of projects to increase the measures in people’s 
homes to improve their thermal comfort and also to reduce domestic energy usage.  Through 
our duties under the Hone Energy Conservation Act 1995, we assess and report annually to 
Government the schemes and improvements in thermal comfort measures and reductions in 
carbon dioxide use in the home.  Over the last 10 years, domestic energy use through the 
installation of thermal comfort measures has reduced by 19.26%. 
 
Fuel poverty is defined as a household spending more than 10% of their income on heating 
their home.  As a delivery option, we are committed to addressing fuel poverty and we will 
review and update the 2003 Affordable Warmth Strategy to seek further improvements to how 
we tackle fuel poverty. 
 
Delivery Options 

• The Council continues to work in partnership with the Black Country Energy Efficiency 
Advice Centre to promote energy efficiency schemes 

• The Council produces a updated Affordable Warmth Strategy for the District 
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Private Rented Sector 
In 2006, we agreed a new approach to enforcement to address the implementation of the new 
Housing Health & Safety Rating System under the Housing Act 2004.  As a delivery option, we 
will enforce housing conditions in the private rented sector through partnership working with 
landlords.  Enforcement action has and will continue to be taken where little progress is being 
made by the landlord, especially where a serious category 1 hazard exists. 
 
Houses in multiple occupation (HMOs) present major potential hazards to their tenants, and as 
such high risk HMOs require adherence to additional checks.  As a delivery option, we will 
license all high risk HMOs in the District in line with the policy agreed in 2006. 
 
Delivery Options 

• The Council works in partnership with landlords to ensure they rectify a category 1 
hazard or multiple category 2 hazards through negotiation 

• The Council will license all high risk HMOs in the District 
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12 - Resources 

 
 
Chapter 12 – Summary 
In this Chapter, we assess the current and future resources available to deliver this 
Strategy and how we intend to spend these resources in order to deliver our Strategic 
Housing Priorities. 
 
 
Council Funding 
A funding decision has to follow the Council’s governance process that we have in place for 
any decision.  Any capital or revenue funding needs to be ratified by Cabinet.  This is done by 
submitting a report to Cabinet to seek their approval on the matter. 
 
 
Resources 
Housing Revenue Account - Capital funding to support the maintenance of our Council 
housing and improvements to bring them all up to the DHS by 2010 come from a number of 
sources.  The detail on the financing of Council housing will be contained within our 
forthcoming HRA Business Plan, but these are principally – 

• The Major Repairs Allowance – a subsidy from Government to maintain the Council’s 
housing at their current condition 

• Capital receipts generated from the sale of Council homes under the tenants Right to 
Buy and land or other assets contained within the HRA 

• Contribution from revenue sources to capital works 
In 2006-07 we spent £7.593m on capital works on Council housing and further reduced the 
proportion of non-decent homes, which is now around 30%. 
 
National Affordable Housing Programme – The National Affordable Housing Programme 
makes up part of the Single Regional Housing Pot and is allocated by the Housing Corporation 
to RSLs to meet national and regional priorities on new affordable housing.  Following the latest 
bidding round, an allocation of £6.371m for 2006-08 was made to fund 4 schemes delivering 
132 new affordable homes in the District over the next 2 years. 
 
Section 106 - We make use of Section 106 agreements to secure a 25% proportion of 
affordable housing on residential developments of 25 or more dwellings.  We are reviewing this 
policy as we are not meeting the current identified need of 194 units of affordable housing each 
year in the District.  We seek the affordable housing provision to be incorporated within new 
developments and liaise with RSLs partners to deliver or manage these properties depending 
on their tenure.  In exceptional circumstances, we will seek an off-site contribution from 
developers as a replacement for no-site provision and this is placed within our s106 affordable 
housing commuted sum pot and any uncommitted sums are rolled over each year. 
 
Disabled Facilities Grant - We currently spend around £750,000 each year on disabled 
adaptations to people’s homes.  Of this, £350,000 is on Disabled Facility Grants (known as 
DFGs) to homeowners and around £400,000 is for disabled adaptations for Council tenants.  
We receive a 60% financial contribution to mandatory DFGs from the Government as specified 
capital grant, which currently equates to £210,000 each year. 
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Private Sector Housing Renewal - We fund work to improve housing conditions in the private 
sector.  This has been means tested and focused on undertaking urgent repairs to properties 
and incorporated opportunities for loans and equity release.  In 2007-08, we will re-focus these 
resources to delivering against the Government’s DH target for private sector homes housing 
vulnerable people. 
  
Supporting People Grant - Staffordshire County Council delivers the Supporting People 
Programme for our District.  We receive financial support towards the cost of the warden 
service within our sheltered housing schemes, the community alarms and floating support our 
tenancy support service.  The Supporting People programme also funds a range of housing 
related support services throughout the District, such as our young parents’ scheme and our 
women’s refuge. 
 
DCLG Homelessness Grant - We currently receive £32,000 each year from the Government 
as a Homeless Grant, which makes a significant contribution towards running a range of 
homelessness prevention initiatives.  These resources are targeted at schemes that help 
prevent the major causes of homelessness in the District. 
 
Planning Delivery Grant - A contribution is made from Planning Delivery Grant towards 
researching local housing needs and the housing needs of Gypsies & Travellers to underpin 
our evidence base for this Housing Strategy and our forthcoming Local Development 
Framework. 
 
Useable Capital Receipts - Pursuing a sustainable stock retention strategy means all capital 
receipts generated from assets held in the HRA were being directed towards improving the 
Council’s housing stock.  Following the 2003 relaxation in the Capital Finance Regulations that 
allow us to utilise 100% of the receipts realised from land sales for capital expenditure, rather 
than only 50% in accordance with the Government’s pooling arrangements.  We resolved that 
up to £16.812 million of receipts can be utilised to support improvements to the Council’s 
housing stock. 
 
Resources Table - The table below shows both the housing capital and revenue resources 
over the previous 3 years and the future resources available over the lifetime of this Strategy. 
 

 2004-05 2005-06 2006-07 2007-08 2008-09 2009-10 
 Outturn Outturn Outturn Planned Proposed Proposed 
 £,000 £,000 £,000 £,000 £,000 £,000 

Capital       
Useable HRA Capital Receipts         4,774          3,921          4,220          5,368          4,624          4,658  
Housing contribution to General 
Fund Capital              74             395             177     
RCCO              432          1,534          1,410          1,175  
General Fund expenditure on 
DFGs                20             116             143             146  
General Fund expenditure on 
PSDH               268             300             300  
S106 off-site contributions               42              249             249             249  
Government Grant              138               31               30               30  
Miscellaneous Grants              71               70               87               50               50               50  
Major Repairs Allowance         3,167          3,125          3,083          3,134          3,162          3,185  
Capital Guideline            661       
Specified Capital Grant for DFGs            177             265             254             219    
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Regional Housing Pot Allocations             818             420             420             420             420  
Capital Total         8,924          8,636          8,831        11,389        10,388        10,213  
       
Revenue       
HRA Revenue Resources       15,886        15,915        16,835        16,319        16,699        16,645  
General Fund revenue 
contribution            536             550             646             706             750             774  
Supporting people grant            250             279             239             283             286             287  
DCLG Homelessness Grant              32               32               32               32               32               32  
Planning Delivery Grant                10               10    
Safer Communities Fund               5                5                5               10               10               10  
Revenue Total       16,709        16,781        17,767        17,360        17,777        17,748  
 
Expenditure Table – The table below shows how the housing capital and revenue resources 
have been spent over the previous 3 years and how we propose to spend then over the lifetime 
of this Strategy. 
 

 2004-05 2005-06 2006-07 2007-08 2008-09 2009-10 
 Outturn Outturn Outturn Planned Proposed Proposed 
 £,000 £,000 £,000 £,000 £,000 £,000 

Capital       
Capital programme for Council 
Housing         7,777          7,095          7,593          8,102          7,268          7,121  
Contributions to RSLs            1,408          1,408          1,407  
Affordable Housing               599             599             549  
Void properties - Decent Homes            540             569             333             290             300             310  
Private sector decent homes 
programme               268             300             300  
Houseproud                 8     
Renovation Grants              80             173             100     
Disabled Facilities Grants            501             767             767             691             483             496  
Home Security Grants              26               32               30               31               30               30  
Capital Total         8,924          8,636          8,831        11,389        10,388        10,213  
       
Revenue       
Housing Service       16,136        16,194        17,074        16,602        16,985        16,932  
Strategic Housing Section            536             550             646             706             750             774  
Homelessness Prevention 
Schemes              37               37               37               42               42               42  
Updated Housing Needs Survey                10     
Gypsy & Traveller Assessment                 10    
Revenue Total       16,709        16,781        17,767        17,360        17,777        17,748  
 
There is a significant difference in the amount of future capital expenditure from what was 
funded over the previous years.  This reflects the need for additional capital investment to meet 
our new Strategic Housing Priorities and tackle significant housing issues that are identified in 
Chapter 6. 
 
Pursuing a sustainable stock retention strategy that will ensure we meet the Decent Homes 
PSA7 target in relation to our own housing stock means that the majority of capital and capital 
receipts generated from assets held in the HRA will continue to be directed towards improving 
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the Council’s housing stock.  By doing this we will ensure we meet the Government PSA7 
target in terms of social housing. 
 
The amount of capital resources directed to meeting the Strategic Housing Priorities within this 
Strategy have been worked out on the level of resources which will not affect our ability to meet 
the DHS in our own stock.  The apportionment of these resources reflects the ranking of the 
Strategic Housing Priorities in Chapter 7. 
 
Affordable Housing – We have committed an additional £1million towards the provision of 
new affordable housing to reflect the fact that this is a major delivery option of our top Strategic 
Housing Priority.  These resources, along with the Section 106 commuted sum of £746,754, 
resources allocated by the Housing Corporation which we estimate at £1million per year, the 
Housing Association borrowing and lowering the Section 106 threshold for affordable housing, 
will place us in a position to deliver this option, meet the affordable housing targets in the 
Staffordshire LAA and meet local housing need. 
 
Private Sector Housing Renewal - In 2007-08, we will re-focus these resources to delivering 
against the Government’s decent homes PSA7 target for private sector homes housing 
vulnerable people, and this is in line with our Strategic Housing Priorities of ‘Modernising the 
Housing Stock’ and ‘Thriving Neighbourhoods’.  These resources will be targeted against the 
worst stock first, which are our defective non-traditional PRC dwellings on former Coal Board 
estates.  In addition to our additional £300,000 of capital resources, the Regional Housing 
Executive have given us a grant of £612,000 allocated over 2 years specifically for private 
sector decent homes in our former coalfield areas along with £110,000 over the same 2 years  
for tackling private sector decent homes throughout the District.  We have assumed a 
continuing level of funding for private sector non-decent in 2008-09 and 2009-10.  We are also 
submitting a bid with our partners in the Coalfields Consortium for further coalfields funding and 
are seeking £330,000 in 2008-09 and 2009-10 from the Regional Housing Pot. 
 
Other Expenditure – Other expenditure is in line with delivering the options accepted under 
each Strategic Housing Priority and set out in the Action Plan in the following chapter. 
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13. Action Plan 
 

Priority 1 -Housing Choices  
Providing pathways of choice to meet the needs and aspirations of all residents 

Delivery Options Responsible 
Officers 

Milestones Target Date Partner 
Organisations 

Resources Required Linked Strategies 

More Affordable Housing 
Housing Associations build more affordable 
housing 
 

Council funding for the provision of new 
affordable housing in the District 
 

Deliver more affordable housing through S106 
agreements, in line with evidence from the HNS 
 

 
Scott Conroy 

 
Louise Tandy 

 
John Heminsley 

 

 
To achieve the Staffordshire LAA target of 
achieving 18% of all completions as 
affordable housing in 2007-08, 16% in 
2008-09 and 15% in 2009-10 
 
Agree Council funding criteria to RSLs for 
new affordable housing 
 
Housing Choices Supplementary Planning 
Document is approved and implemented 
 
Complete an update to the Housing Needs 
Survey 
 
Complete the C3 sub-regional Housing 
Market & Needs Assessment 
 

 
March 2008 
March 2009 
March 2010 

 
 

July 2007 
 

 
September 2007 

 
 

April 2007 
 

 
March 2008 

 
RSLs 
 

The Housing Corporation 
 

Developers 
 
Estate Agents 
 
Outside Research 
 
C3 Partnership Members 

 
Council capital funding - £5.2m over 
the next 3 years  
 
S106 Commuted Sum – currently 
£746,754 
 
National Affordable Housing 
Development Programme - 
£6,371,857 in 2006-08 
 
Financial resources/borrowing from 
RSLs 
 
Council Planning Delivery Grant to 
update Housing Needs Survey - 
£10,000 

 
Community Strategy 
 
Homelessness Strategy 
 

Regional Housing Strategy 
 

Regional Spatial Strategy  
 
Local Plan & Local 
Development Framework 

Aspirational Market Housing 
Establish a local planning policy for the provision 
of new aspirational homes 
 

 
John Heminsley 

 
Housing Choices Supplementary Planning 
Document is approved and implemented 
 

 
September 2007 

 

 
Developers 

 
Financial resources from Developers 

 
Regional Economic 
Development Strategy 
 

Regional Spatial Strategy 
 
Regional Housing Strategy 
 

Mobility and Choice in Allocations and 
Nominations 
Implement a Choice Based Lettings scheme to 
broaden choice and access to social rented 
housing in the District 
 

 
Ian Tennant 

 
Julie Cope 

 
The Southern Staffordshire & Northern 
Warwickshire Choice Based Lettings 
scheme goes live 

 
April 2008 

 
Members of the Southern 
Staffordshire & Northern 
Warwickshire Sub-
Regional Housing 
Partnership 

 
£109,000 DCLG funding for sub-
regional CBL scheme 
 
Maintenance contributions from all 
partner organisations 

 
Housing Improvement Plan 
 
Regional Housing Strategy 
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Private Rented Sector 
Council provides advice, training, forums and an 
accreditation scheme to encourage more and 
better quality private landlords 

 
Julie Cope 

 
To hold 4 Landlord Forums and 2 training 
events per year 
 
 
Complete the review of the Landlord 
Accreditation Scheme Private 

 
March 2008 
March 2009 
March 2010 

 
March 2008 
March 2009 
March 2010 

 
Private Landlords 
 
Housing Benefit Team 
 
Range of guest speakers 
including Financial and 
Legal Advisers 
 

 
Met from revenue resources from 
both the Housing Options and Private 
Sector Housing Teams 

 
Private Sector Housing 
Strategy 
 

Homelessness Strategy 

Empty Properties 
Encourage owners to bring empty properties 
back into use through monitoring, advice and 
support 
 

 
Louise Tandy 

 
Julie Cope 

 
Complete second mailshot to all owners of 
long term empty properties 
 
Complete survey of all empty properties to 
identify priority list for action 
 
Approve Empty Property Strategy 
 

 
May 2007 

 
 

July 2007 
 
 

September 2007 

 
Owner occupiers 
 
Private Landlords 
 
Housing Benefit Team 

 
Met from revenue resources from 
both the Strategic Housing Section 

 
Private Sector Housing 
Strategy 
 

Homelessness Strategy 
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Priority 2 - Housing Vulnerable People 
An Inclusive Housing Market for All – providing homes that meet the needs of all residents 

Delivery Options Responsible 
Officers 

Milestones Target Date Partner 
Organisations 

Resources Required Linked Strategies 

Homelessness 
The Council explores funding of key 
homelessness prevention schemes within its 
base budget rather than relying on DCLG 
Homelessness Grant  
 
Fund all current homelessness prevention 
schemes through the DCLG Homelessness 
Grant 
 
The Council secures temporary accommodation 
from its own stock and from local stock-holding 
RSLs 
 

 
Scott Conroy 

 
Julie Cope 

 
Louise Tandy 

 
Approval of DCLG Homelessness Grant 
expenditure on current homelessness 
prevention schemes 
 
Consider future funding options for key 
homelessness prevention schemes 
 
Review use of Council-owned dwellings 
for temporary accommodation 
 
Secure agreements with RSLs to access 
their stock for temporary accommodation 

 
April 2007 
April 2008 
April 2009 

 
March 2008 

 
 

March 2008 
 
 

March 2008 
 
 

 

 
Staffordshire Police 
 
Churches Housing 
Coalition 
 
Chase Pairs 
 
South Staffordshire Family 
Mediation 
 
Maple Place Refuge 
 
The Project 
 
RSL partners 
 

 
Annual DCLG Homelessness Grant of 
£32,000 
 
Council temporary accommodation 
budget of £56,000 
 
 

 
Homelessness Strategy 

Disabled Adaptations 
The Council maintains funding for DFGs to 
private owners/tenants and disabled adaptations 
for Council tenants at current levels for the next 
3 years 
 
Review the SLA with Spirita Care & Repair 
 
Agree an SLA with Staffs County Council to 
reduce waiting times to for OT assessments for 
DFG clients in line with the County average 
 

 
Principal Private 
Sector Housing 

Officer 

 
Deliver the annual DFG programme within 
the agreed budget 
 
 
Complete the review of the Spirita SLA 
 
Agree revised SLA with Spirita 
 
Commence revised SLA with Spirita 
 
Agree joint SLA between the Council and 
County Council on OT waiting times for 
DFG clients 
 

 
March 2008 
March 2009 
March 2010 

 
September 2007 

 
December 2007 

 
April 2008 

 
September 2007 

  
Council and DCLG funding of 
£350,000 per year for the next 3 years 
 
Council capital funding for Spirita 
contract of £12,000 
 

 
Private Sector Housing 
Strategy 
 
Supporting People 
Strategy 

Housing Older People 
Increase the number of new affordable housing 
developments that meet the Lifetime Homes 
Standard 
 

 
Louise Tandy 

 
Ian Tennant 

 
Agree a target with Planners on the % of 
new homes meeting the Lifetime Homes 
Standard 
 

 
April 2008 

 
 
 

 
RSL partners 
 
Housing Department 
 

 
National Affordable Housing 
Development Programme – Forward 
allocation pool 2008-10 
 

 
Supporting People 
Strategy 
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Redevelop low demand sheltered housing 
schemes with shared facilities to secure new 
affordable housing  
 
A new extra care scheme for frail older people 
 

Monitor and review performance with 
RSLs on delivery of Lifetime Homes 
Standard 
 
Complete the demolition and sale of 
Cherry Tree House and Cornwall House 
sheltered housing schemes 
 
RSL completes the redevelopment of the 
demolished sheltered housing schemes 
for new affordable housing 
 
Completion of a new  extra-care scheme 
for older people  
 

April 2008 
April 2009 

 
March 2008 

 
 
 

March 2010 
 
 
 

March 2009 
 

Staffordshire Supporting 
People Team 
 
The Housing Corporation 
 
Developers 

Financial resources/borrowing from 
RSLs 
 
Demolition costs from the Council’s 
Housing Revenue Account - £130,000 
 
Supporting People Grant 
 

Domestic Violence 
To provide more funding for the ‘Safe As 
Houses’ Sanctuary Scheme 
 

 
Louise Tandy 

 
Additional Safer Communities Funding 
agreed for the ‘Safe As Houses’ Sanctuary 
Scheme 

 
April 2007 

 
Performance & 
Partnerships Team 
 
Staffordshire Police 
 
Team Securities 
 
Law Securities 
 

 
Safer Communities Fund - £10,000 in 
2007-08 

 
Community Strategy 
 
Cannock Chase Safer and 
Stronger Communities 
Strategy 
 
Private Sector Housing 
Strategy 

Vulnerable Young People 
Explore the opportunities for funding of more 
move-on accommodation for vulnerable young 
people with Staffordshire’s Supporting People 
Team 
 

 
Louise Tandy 

 
Agree options for delivering more move-on 
accommodation with Staffordshire’s 
Supporting People Team 

 
June 2007 

 
Staffordshire’s Supporting 
People Team 

 
Supporting People Grant to meet 
housing related support costs 

 
Supporting People 
Strategy 

Substance Misuse 
Explore the opportunities for funding of more 
floating support for people with a history of 
substance misuse with Staffordshire’s 
Supporting People Team 
 

 
Louise Tandy 

 
Agree options for delivering more floating 
support for people with a history of 
substance misuse with Staffordshire’s 
Supporting People Team 
 

 
June 2007 

 
Staffordshire’s Supporting 
People Team 

 
Supporting People Grant to meet 
housing related support costs 

 
Supporting People 
Strategy 

Learning Disabilities 
Offer housing options advice to people with 
learning disabilities, who are leaving residential 
care homes that are closing, in consultation with 
their Social Worker 
 

 
Scott Conroy 

 
Julie Cope 

 
All residents of St. Luke’s Close 
Residential Home have received housing 
options advice in order for them to secure 
an appropriate housing solution that meets 
their individual needs and choices 
 

 
July 2007 

 

 
Staffordshire County 
Council 

 
Met from revenue resources from 
both the Strategic Housing Section 

 
Staffordshire Vulnerable 
Housing Strategy 
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Gypsies and Travellers 
The Council jointly commissions a Gypsies & 
Travellers housing needs assessment with Local 
Authority partners through the Southern 
Staffordshire & Northern Warwickshire Housing 
Partnership 
 

 
Louise Tandy 

 
Complete a cross-boundary Gypsy and 
Traveller Needs Assessment 

 
December 2007 
 

 
Southern Staffordshire & 
Northern Warwickshire 
Housing Partnership 

 
Council capital funding - £10,000 from 
the Planning Delivery Grant 

 
Regional Housing Strategy 
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Priority 3 - Thriving Neighbourhoods 
Creating Sustainable Communities – where people want to live and stay 
 

Priorities for Action Responsible 
Officer 

Milestones Target Date Partner 
Organisations 

Resources Required Linked Strategies 

Private Sector Housing Renewal 
Prioritise housing renewal towards properties in 
the worst condition first, i.e. the defective pre-
cast reinforced concrete (PRC) dwellings on 
former National Coal Board estates 
 
To provide grants to owners/tenants of PRC 
properties where they house a vulnerable 
person and fail to meet the DHS 
 

 
Principal Private 
Sector Housing 

Officer 

 
Agree an area-based renewal programme, 
including a pilot area 
 
Select a partner organisation to survey the 
properties, devise a schedule of works 
required and manages a thermal comfort 
programme 
 
Commence the pilot programme 
 
Complete and review the pilot programme 
and roll the programme out to the other 
PRC estates in line with the agreed 
programme 
 

 
April 2007 

 
 

April 2007 
 

 
 
 

June 2007 
 

June 2008 
 
 
 
 
 

 

 
Spirita Care & Repair 
 
Relevant Residents’ 
Associations 
 
Local building contractors 
 
Warm From Team 
 
Energy Companies 

 
Council capital funding - £500,000 over 
the next 3 years 
 
Regional Housing Pot for Private Sector 
Decent Homes in 2007-08 – £62,000 
 
Regional Housing Pot for Former 
Coalfields in 2007-08 – £462,000 
 

 
Regional Housing 
Strategy 
 
Community Strategy 
 
Private Sector Housing 
Strategy 

Home Security 
The Council continues to fund means tested 
grants targeted at residential properties that 
have been burgled or in close proximity to a 
burgled residential property in partnership with 
Staffordshire Police 

 
Principal Private 
Sector Housing 

Officer 

 
Home Security Grant budget spent by year 
end 

 
March 2008 
March 2009 
March 2010 

 
Staffordshire Police 
 
Law Security 
 
Theam Securities 
 

 
Council capital resources towards the 
Home Security Grant - £30,000 budget 
for the next 3 years 

 
Community Safety 
Strategy 
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Priority 4 - Modernising the Housing Stock 
A Decent Home for All – providing decent modern homes in all tenures 

Priorities for Action Responsible 
Officer 

Milestones Target Date Partner 
Organisations 

Resources Required Linked Strategies 

Decent Homes in the Public Housing Sector 
The Council retains its housing stock and funds 
investment in the housing stock through existing 
available resources. 
 
The Council adopts a strategy of stock 
rationalisation to increase resource availability 
and undertake additional improvement work 
towards the Cannock Chase standard or extend 
the period to which the DHS is maintained. 

 
Ian Tennant 

 
All Council housing meets the DHS by 
2010 
 
Commence sales of bungalows and land 
assets to meet investment needs 
 
Review sales of bungalows and land 
assets to meet investment needs 
 
Undertake further options appraisal 
 

 
December 2010 

 
 

April 2007 
 
 

March 2008 
 
 

March 2009 

 
Building contractor 
partners 
 
Chase Tenants’ and 
Residents’ Federation 

 
Council capital funding of £26million 
over the next 3 years 
 
Estimated income from the sale of 
bungalows of £7.35million over the 
next 3 years 
 
Council capital funding of £130,000 to 
cover demolition costs of 2 sheltered 
housing schemes 
 

 
Housing Investment 
Strategy 

Energy Efficiency 
The Council continues to work in partnership 
with the Black Country Energy Efficiency Advice 
Centre to promote energy efficiency schemes 
 
The Council produces a updated Affordable 
Warmth Strategy for the District 

 
Louise Tandy 

 
Agree the annual SLA with the Black 
Country EEAC 
 
 
Approve the Affordable Warmth Strategy 
 

 
March 2008 
March 2009 
March 2010 

 
September 2007 

 
Black Country Energy 
Efficiency Advice Centre 
 
Warm Front Team 
 
Energy Companies 
 

 
Council capital funding to the Black 
Country EEAC at £6,000 per year 
over the next 3 years 

 
Affordable Warmth 
Strategy 

Private Rented Sector 
The Council works in partnership with landlords 
to ensure they rectify a category 1 hazard or 
multiple category 2 hazards through negotiation 
 
The Council will license all high risk HMOs in the 
District 

 
Principal Private 
Sector Housing 

Officer 

 
Review approach to housing enforcement 
 
Undertake a survey of HMOs 
 
Review of HMO licensing 

 
August 2007 

 
March 2008 

 
February 2008 

 
Private landlords 

 
Council revenue budget for housing 
enforcement works of £11,000 per 
year over the next 3 years 
 
Income of £380 per HMO license 

 
Private Sector Housing 
Strategy 
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Monitoring Future Progress 
The Action Plan and our performance will be monitored in a number of ways by a variety of 
different people.  Planning and Housing Officers will regularly assess performance via our 
quarterly Strategic Housing Group and Elected Members via the relevant Select Committee on 
a 6-monthly basis.  Where specific targets are included within the Staffordshire Local Area 
Agreement or District Delivery Plan, these will be monitored by the Local Strategic Partnership. 
 
We will continue to review progress against our Action Plan.  This will involve an annual 
consultation with our partners who play a part in delivering this Strategy, such as locally 
operating RSLs and tenants through the Chase Tenants’ and Residents’ Federation. 
 
Contributions towards the Council’s vision and our Community Strategy objectives will be 
monitored and reviewed annually by our Policy and Partnerships Team. 
 
 
Customer Feedback 
Our customers are asked to fill in feedback sheets when they access any services from the 
Strategic Housing Section.  The results of customer satisfaction surveys demonstrate evidence 
that the service to the public delivered by Strategic Housing Teams are delivered to a high level 
of customer satisfaction. 
 
An example of the use of feedback to improve services comes from regular local housing 
market assessments, liaison with Estate Agents, analysis of income levels and meetings with 
RSL partners, where we recognised a problem of affordability with shared ownership schemes 
in the District.  Many local people were unable to afford the 50% share requirement and other 
expenses.  Through our service planning process we identified this as an issue and it was 
actioned through negotiation and sharing affordability information with RSLs.  We have ensured 
that costs reflect local affordability, equity shares are lower and flexible, service charges are 
scrutinised, and schemes are marketed to local people off the Housing and Private Property 
Registers. 
 
 
Accessing Further Information 
We have a Customer Relations Management system in place that manages enquiries or 
requests for service from customers over the telephone via a Contact Centre.  Please call us 
on 01543 462621 if you require any further information on any aspect of this Housing Strategy. 
 
You can also access a comprehensive range of information booklets, policies and strategies 
relevant to the Housing Strategy via our website, which is www.cannockchasedc.gov.uk.  
Requests for further information can also be e-mailed to - 
StrategicHousing@cannockchasedc.gov.uk. 
 
As stated on the back cover, should you require a copy of this Strategy in another format, such 
as translated into another language or Braille, please do not hesitate to request a copy from us. 
 
 
 

http://www.cannockchasedc.gov.uk/
mailto:StrategicHousing@cannockchasedc.gov.uk
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Appendix 1 – 
‘Moving On’ - Housing 
Services Improvement Plan 
 
 
1. Introducing the service and the service improvement plan 
 
1.1 This is the improvement plan for the Council’s Housing Service and has been 

developed through a series of development workshops with our employees and key 
partners. 

1.2 The document covers a period of three years – 2006-09.  It has been developed as a 
rolling plan and will be updated in April each year. 

1.3 The Council is committed to ensuring continuous improvement in performance. The 
Corporate and Performance plan 2006-09 recognises the need to work with partners to 
ensure service improvement. This will ensure that we continue to deliver services that 
represent value for money and achieve better outcomes for local people.  

1.4 The Housing Service Improvement Plan works within the corporate planning process. It 
is about how we deliver our day to day operational functions through the service 
business plan. 

1.5 Our improvement plan will keep us focused on delivering a service that is increasingly 
fit for purpose and strives to meet on-going challenges and raise the standards of our 
service using  our customers feedback, the audit commission’s Climbing the stars 
standard, Key Lines Of Enquiry  and all our ideas for delivering a better service. 

 
Vision and Objectives 

1.6 The overall objectives for the housing service which were formulated in partnership 
with tenant representatives are set out below:- 

 
• To maintain in good condition and progressively update and improve the Council’s 

housing stock and immediate environment, to meet decent homes standard and 
the aspirations of tenants.  

• To empower and work in partnership with tenants to enable them to influence and 
shape the housing service to ensure it meets their needs and priorities. 

• To ensure that the Council’s housing stock is used to best advantage, in meeting 
the requirements and preferences of households identified as being in greatest 
housing need. 

• To ensure that all tenants feel safe in their own homes by providing, efficient, 
caring and quality management services that are both accessible and accountable 
to all our customers and that contribute to social inclusion and reducing crime and 
disorder.  

• To maximise rental income by the efficient collection of affordable rents. 
• To maximise housing investment through the use of all available external funding 

sources. 
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• To challenge the nature and means of delivery of the services that we provide, to 
ensure that they best meet the needs and priorities of all our customers.  

 
1.7 The housing service contributes to a number of the Council’s corporate and community 

objectives (CHASE)  as follows: 
C = Culture & Sport:  Helping to increasing participation in culture and sporting 
activities 
H = Health:  Helping to develop a healthy community through the effective 
management and maintenance of the Council’s housing stock. 
A = Access to Skills and Economic Development:  Contributing to the development 
of a strong local economy through major works contracts and investment in the 
housing stock.  
S = Social Inclusion and Housing:  Ensuring that the Council’s housing stock meets 
the decent homes standard by 2010 through the implementation of the agreed 
Investment Plan. 
E = Environment:  Contributing to a clean, safe and sustainable environment through 
the effective management of the Council estates. 

 
Overview of the Service 

 
1.8 The housing service is responsible for the management, maintenance and 

improvement of the Council’s housing stock which comprises:- 
 

• 5,797 dwellings 
• 1,332 garages 
As a consequence, an array of housing landlord services is provided to tenants, whilst 
pre-tenancy services (including the administration of the housing register) are provided 
to applicants who require Council accommodation. 

 
1.9 The housing service comprises the following four sections:- 
 

i. Tenancy Services 
ii. Housing Property Services 
iii. Housing Maintenance 
iv. Service Improvement 

 
The responsibilities and activities of each section are outlined below:- 
 

i. Tenancy Services 
 

• Rent collection and arrears recovery 
• Housing applications and the housing register 
• Allocation and letting of vacant dwellings 
• Estate management including the maintenance of communal areas, grass cutting 

service, and action in respect of anti-social behaviour and neighbour disputes 
• Supporting housing services  

 
ii. Housing Property Services 

 
• Asset Management Strategy and Investment Plan for HRA properties 
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• Planned maintenance including external envelope works, kitchen and 
bathroom replacement, replacement of central heating and electrical 

upgrading works 
• Cyclical maintenance including gas servicing and electrical re-inspections 
• Disabled person adaptations to HRA properties  
• Right to Buy applications     

 
iii. Housing Maintenance 

 
• Responsive repairs including out of hours emergencies  
• Works to voids properties 
• Elderly persons internal decoration scheme  
• Supervision of minor works contracts including lift and entry phone maintenance, 

felt roofs and floor tiles 
• Tenants’ requests for improvements  

 
iv. Service Improvement 

 
• Housing Revenue Account Business Plan   
• Performance monitoring 
• Policy and service development  
• Tenant participation including Hometalk magazine 
• Bevan Lee Redevelopment Scheme   

 
Key Drivers 

1.10 Over the next three years the service needs to respond to existing and new duties 
placed on local authorities such as Respect Standard in Housing Management, 
introduction of Choice Based Lettings by target date 2010, continuing the work toward 
meeting the Decent Homes Standard by target date 2010. 

1.11 The service needs to respond to good practice identified by the Audit Commission in 
their Key Lines of Enquiry (KLOE) and their good practice reports such as gas 
servicing. 

1.12 We need to respond to local strategies such as PRC properties; Community Safety 
and to continue to work with our partners to achieve the strategic improvements. 

1.13 We need to ensure the service we provide is tailored to our customers needs by 
ensuring we understand and engage with all our customers, whether they are tenants, 
leaseholders or housing applicants, whether they are already engaged or are hard to 
reach groups. 

 
2. Where are we now 
 

Baseline assessment of the service 
2.1 We underwent an Audit Commission Inspection of our Repairs and Maintenance 

service and were awarded a one star with promising prospects for Improvement in 
January 2004.  We undertook a mock inspection of Tenancy Services in spring 2004 
and were assessed as a fair one star service with prospects for improvement. 

 
2.2 The further development of the Council’s housing service was however constrained by 

the development of detailed proposals for the proposed transfer of the Council’s 
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housing stock to Your Chase Homes and subjecting these to an extensive programme 
of consultations with tenants. 

 
2.3 In overall terms, performance improved during 2005-06 against both performance 

targets for the year and comparative performance in 2004-05. The 2005-06 
performance target was achieved for 65% of indicators compared to only 32% in the 
previous year.  With regard to the indicators where the target was not achieved, a 
further 20% showed an improvement on the previous year. 

 
2.4 A total of 50% of the indicators showed an improvement over the previous year’s 

performance, compared to 57% in the previous year.  However, whilst performance in 
respect of a further 22% of indicators remained the same, the 2005-06 performance 
target was met in full. Our service health check performance indicators are provided 
below: 
 
Table 3 Key Performance Indicators 

Objective Performance 
Indicator 

Performance 
2004-05 

Target  
2005-
06 

Performance 
2005-06 

Target  
2006-
07 

1. Customer First  
Healthier 
Communities 

% of Council 
properties meeting 
decent homes 
standard 

66% 53% 39% 31% 

Healthier 
Communities  Average re-let times 39 days 29 

days 30 days 28 
days 

2. Funding the Future  
Every Pound 
Counts 

Total current rent 
arrears 492K 475K 479K 464K 

3. Improving Performance    
Quality 
Counts 

Average time to 
complete non-urgent 
repairs 

11.4 days 15 
days 12 days 13 

days 

4. Employees Matter  
Releasing 
Employee 
Potential Sickness Levels 13.02 days 8.3 

days 15.39 days 8.3 
days 

 
 
Achievements 2005-06 

2.5 The “day to day” management of the Council’s housing stock and the provision of 
associated services to tenants continued to be the main focus of housing service 
activity during 2005-06.  Achievements in respect of this are reflected in the 
performance results and for the majority of housing service indicators continued to 
demonstrate continuous improvement. 
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2.6 The stock transfer consultation programme was the largest and most extensive 
consultation programme undertaken by the Council and enabled tenants to make an 
informed decision in the ballot (held March 2006) when 67.9% of eligible Council 
tenants cast a vote. 

 
2.7 The implementation of planned maintenance programmes designed to ensure that the 

Council’s housing stock meets the decent homes standard by 2010 continued during 
2005-06 and reduced the percentage of non-decent Council dwellings from 53% to 
39%.  This work was funded through a £7.976 million Housing Revenue Account 
Capital Programme which achieved a 100.7% spend against the previously established 
expenditure target. 

 
2.8 Other 2005-06 achievements:- 

a. An award for the third successive year from the National Home Improvement 
Council for the Council’s electrical safety awareness programme.  

b. The introduction of a “tenant approved stamp” for new housing service policies 
and procedures which have been subject to tenant consultation 

c. The implementation of a number of service improvements secured through the 
“tenants’ bright ideas scheme”, including a web-based suggestions scheme.  

 
3. Where do we need to be? 
 
3.1 In the event of a further rejection of transfer the service faces three significant 

challenges over the next three-five years which we need to twin track with the 
proposed transfer strategy: 

• Achieving the decent homes standard by 2010 
• Continuing the implementation of the Council’s agreed strategy for its 

dwellings of Pre-Reinforced Concrete Property (PRC) construction 
• Securing improvements to the housing service through the achievement of 

two-star rating (with promising prospects for improvement) for the housing 
service as a whole 

 
3.2 The Council has an agreed Housing Investment Plan to achieve the decent homes 

standard for its housing stock by 2010.  There are, however, uncertainties regarding 
the availability of resources which underpin the plan and to ensure its implementation it 
will be necessary to:- 

• Review the use of garage sites to identify those with development potential 
which could realise a capital receipt.  

• Consider alternative options for the packaging, partnership arrangements and 
procurement of maintenance works prior to the expiry of the current contracts.  

• Review the activities which are recharged to the Housing Revenue Account. 
 

3.3 A strategy of clearance and redevelopment has been agreed for the majority of the 
Council’s PRC dwellings and detailed schemes will need to be formulated during the 
next 3-5 years.  External funding will also need to be secured to fund these schemes.  
Following initial consultation, a number of residents have asked the Council to “look 
again” at the possibility of structural reinstatement works being undertaken to their 
homes.  As a result, alternative options to the planned redevelopment will be examined 
for both the Council houses and the Reema properties on the Moss Estate, although 
funding is not available for the Council to undertake the reinstatement work itself. 
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3.4 Whilst financial resource constraints prevent the Council from providing the additional 

improvements which would have been available under transfer, the Council can 
nevertheless, further develop its housing landlord service by securing improvements to 
achieve a two-star Audit Commission assessment. 

 
3.5 Key  outcomes this plan will help us achieve: 

 
i. Increased value for money throughout the service  
ii. Increased customer satisfaction 
iii. Improved quality of housing stock 
iv. Improved equal opportunities, access and diversity. 
v. Improved communications internally and externally 
vi. Enhanced skills and abilities of employees 
vii. Increased level of customer engagement 

 
4. How do we get there 
 
4.1 The service plan is the framework for action.  It clearly identifies what actions need to 

be undertaken, by when and who is the lead officer responsible for achieving the 
outcome, together with the priority and timescales for key milestones.  The action, 
where complex may be backed up by a more detailed action plan. 

 
How do we know we are there? 

4.2 This section of the improvement plan sets out how this plan will be 
• Monitored 
• Corrective action identified and implemented 
• Maintained and updated 
• Communicated 
 

4.3 The plan will be monitored through the completion of monthly progress reports i.e. all 
lead officers will update the plan with their actions through each accountable manager.  
Management Team will review progress on a bi-monthly basis. 

 
4.4 Progress will be reported on completed improvements and improvements significantly 

off track.  Each improvement that is in the current 6 month timetable will be assigned a 
progress check flag according to following criteria: 

 
 

Red Expected to be completed three or more monitoring periods late. 
Amber Expected to complete up to two monitoring periods late 
Green Due to be completed on timescale 
Completed Action complete 

 
4.5 For all amber items the monthly progress report should identify the accountable 

manager, informed by the lead officer of actions being undertaken to prevent further 
slippage. 

4.6 For all red items the accountable manager will propose a course of corrective action to 
bring the action to completion.  Management Team will assess the corrective action 
and either agree the revision or propose alternative actions. 
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4.7 The plan will be maintained by the Service Improvement Section by updating the plan 
from the monthly progress reports as required, communicating revised versions, co-
ordinating the annual review and compiling reports as necessary to DMT and the 
democratic process. 
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Appendix 2 – 
Consultation Programme 

 
 

 
Whom did we consult? 

 

 
How did we 

consult? 

 
How often 

did we 
consult? 

 

 
For what purpose? 

District Councillors One-to-one meetings On-going To obtain views of 
Councillors and their 
constituents 

Cabinet Member for Social 
Inclusion & Housing 

One-to-one meetings Monthly To obtain the views of the 
Cabinet Member 
responsible for housing 
issues in the District 

Members of the Select 
Committee for Social 
Inclusion & Housing 

Presentations On-going To consult Members and 
obtain their 
recommendations for 
strategic direction  

Local Strategic Partnership Presentations Annually To consult with a multi-
agency group of community 
stakeholders 

Strategic Housing Group Team meetings Quarterly To obtain the views of 
housing and planning 
colleagues 

District-wide Citizens Panel 
through their annual 
questionnaire 

Questionnaire Annually To obtain the views of 
residents living in the District 

Chase Tenants’ and 
Residents’ Federation  

Presentations Annually To obtain views of a cross-
tenure representation of 
Cannock residents 

Housing Associations – 
Development 

Housing Association 
Development Liaison 
Group 

Quarterly To devise schemes for new 
affordable housing 
developments 

Housing Associations – 
Housing Management 

Housing Association 
Management Liaison 
Group 

Annually To discuss housing 
management issues 

The Housing Corporation One-to-one meetings  Quarterly To devise scheme for new 
affordable housing 
developments 

Staffordshire Adult & Social 
Care 

Team meetings, one-to-
one interviews and 
Local Multi-agency 
Forums 

Annually To monitor trends in special 
needs and types of 
supported housing provision 

Staffordshire Supporting 
People Team  

Team meetings one-to-
one meetings 

Quarterly To ensure the delivery of 
housing related support in 
the District 

Connexions Team meetings and Annually To monitor the housing 



FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

85 

one-to-one interviews needs of young people in 
the District 

Southern Staffordshire 
Primary Care Trust 

One-to-one interviews Annually To assess the issues related 
to both housing and health 
deprivation in the District 

Estate and Letting Agents One-to-one interviews Twice yearly To monitor the state of the 
Cannock Chase Housing 
Market 

Private Landlord Forum  Forum meetings Twice yearly To assess the views of 
private landlords 

Staffordshire Police One-to-one meetings 
and Domestic Violence 
Forum 

4-5 times per 
year 

To assess trends in crimes 
in the home 

Planners Affordable Housing 
Group and one-to-one 
meetings 

Quarterly To ensure the delivery of 
new affordable housing and 
strategy integration 

Citizens Advice Bureaux Joint surgeries and one-
to-one meetings 

Annually To discuss any trends in 
housing enquiries and 
clients referrals  

Staffordshire County 
Council’s Race Equality 
Officer 

One-to-one meetings Annually To discuss the BME housing 
issues  

Cannock Chase Technical 
College 

One-to-one meetings Annually To uncover future housing 
needs 

South Staffordshire Family 
Mediation Service 

One-to-one meetings Quarterly To assess the progress of 
the Family Mediation 
Scheme 
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Appendix 3 – 
Staff Directory 

 
 
 

 
Name 

 

 
Position 

 
Contact Details 

 
Scott Conroy 

 
Strategic Housing 

Manager 
 

 
scottconroy@cannockchasedc.gov.uk 

 
Louise 
Tandy 

 

 
Principal Housing 
Strategy Officer 

 

 
louisetandy@cannockchasedc.gov.uk 

 
Julie Cope 

 
Principal Housing 

Options Officer 
 

 
juliecope@cannockchasedc.gov.uk 

 

 
Vacant 

 
Principal Private 

Sector Housing Officer 
 

 
privatesectorhousing@cannockchasedc.gov.uk 

 

 
Bob Phillips 

 
Head of Planning & 

Regeneration 
 

 
bobphillips@cannockchasedc.gov.uk 

 
Ian Tennant 

 
Head of Housing 

Services 
 

 
iantennant@cannockchasedc.gov.uk 

 
John 

Heminsley 
 

 
Planning Manager 

 
johnheminsley@cannockchasedc.gov.uk 

 
 

mailto:scottconroy@cannockchasedc.gov.uk
mailto:louisetandy@cannockchasedc.gov.uk


FFFIIINNNAAALLL   000999JJJUUULLLYYY000777   

87 

 

Appendix 4 – 
Performance Against 
Previous Housing Strategy 

 
 

Housing Strategy Objective 1 - To ensure that the District’s social housing stock is used to best 
advantage in meeting the requirements and preferences of households identified as being in 
greatest housing need 
To deliver the established 5-year Capital Maintenance 
Programme 

2002-2007 Achieved 

Ensure the Council and Housing Associations operating in the 
District comply with the Government’s Decent Homes 
Standard and Rent Restructuring targets 

2002-2010 On target for being 
achieved 

Staffordshire County Council and Cannock Chase Council to 
implement the Supporting People Programme within the 
District 

2002-2003 Achieved 

Cannock Chase Council to produce an Affordable Warmth 
Strategy 

2002-2003 Achieved July 2003 

Cannock Chase Council in consultation with key stakeholders 
to develop a Private Sector Housing Investment Strategy 

2002-2003 Achieved October 2003 

 
 

Housing Strategy Objective 2 - To maximise land availability consistent with planning policies, 
irrespective of ownership 
Cannock Chase Council and its partners to deliver the 
identified development priorities 

2002-2007 Achieved 

Cannock Chase Council to produce a potential development 
site register for social housing 

2003-2004 Achieved 

Cannock Chase Council in consultation with the Housing 
Corporation and local Housing Associations to develop a 3 
year rolling development plan which will form the basis for 
development bids and the use of the Council’s LASHG 
programme 

2003-2004 Achieved – Planning 
residential development 2-
3 years in advance 

 
 

Housing Strategy Objective 3 - To bring empty properties, in whatever sector, back into use 
Cannock Chase Council to formulate an Empty Property 
Strategy 

2003-2004 Not achieved 

Cannock Chase Council to encourage partner Housing 
Associations to submit re-improvement bids targeted at empty 
properties 

2002-2003 Not achieved 

Cannock Chase Council to consider operating a Rehab for 
Rent scheme to provide a grant incentive to Landlords to bring 
empty properties into use 

2002-2003 Not achieved 
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Housing Strategy Objective 4 - To encourage and support the growth of an affordable and 
responsible private rented sector 
Cannock Chase Council to schedule pro-active inspections of 
all Houses in Multiple Occupation (HMO) on a risk assessed 
basis and to introduce a registration scheme for all HMOs 

2002-2003 Partly achieved 

Cannock Chase Council to implement a private Landlords 
Accreditation Scheme 

2002-2004 Achieved 

 
 

Housing Strategy Objective 5 - To promote the provision of high quality advisory services 
particularly for those threatened with homelessness 
Cannock Chase Council to ensure procedural compliance with 
the 2002 Homelessness Act 

2002-2003 Achieved 

Cannock Chase Council to produce a Homelessness Strategy 2003-2004 Achieved 
 
 

Housing Strategy Objective 6 - To promote quality and choice within a range of tenure options 
Cannock Chase Council and Housing Associations to ensure 
they deliver choice within their allocation policies 

2002-2003 Partly achieved 

Cannock Chase Council to produce a Black and Minority Ethnic 
persons Strategy 

2003-2004 Achieved 

 
 

Housing Strategy Objective 7 - To ensure that all available resources are used effectively and 
efficiently  
Cannock Chase Council, in consultation with partner Housing 
Associations and The Housing Corporation, to review the current 
joint commissioning arrangements  

2002-2004 Achieved 

 
 

Housing Strategy Objective 8 - To encourage innovation through partnership based on sound 
knowledge of supply and demand issues 
Cannock Chase Council, in consultation with Housing 
Associations and local health and social care organisations to 
commission a Housing Needs Survey 

2002-2003 Achieved 

Cannock Chase Council to commission a Private Sector Stock 
Condition Survey 

2002-2003 Achieved 
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