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CANNOCK CHASE COUNCIL 

CABINET 

2 FEBRUARY 2012 

REPORT OF THE HEAD OF HOUSING 

RESPONSIBLE PORTFOLIO LEADER:  HOUSING 

REINVIGORATING THE RIGHT TO BUY AND ONE FOR ONE REPLACEMENT 

KEY DECISION – NO 

1. Purpose of Report 

1.1 To consider the consultation paper issued by the Department for Communities and Local 
Government entitled “Reinvigorating the Right to Buy and One for One Replacement”. 

1.2 To confirm the action of the Head of Housing following consultation with the Housing Portfolio 
Leader in submitting the Council’s response to the consultation paper. 

1.3 To review the Council’s voluntary sales policy in respect of pre-1970 one bedroom bungalows 
to sitting tenants. 

2. Recommendations 

2.1 That the Government’s proposed changes to the national Right to Buy Policy (as set out in the 
consultation paper) are noted. 

2.2 That the action of the Head of Housing following consultation with the Housing Portfolio Leader 
regarding the submission of the Council’s response to the consultation paper (as attached as 
Annex 2) is confirmed. 

2.3 That a further report is submitted on the delivery of the replacement dwellings when the 
Government’s delivery model has been determined. 

2.4 That the Council’s voluntary sales policy in respect of pre-1970 one bedroom bungalows to 
sitting tenants is discontinued with effect from 20 February 2012. 

3. Summary (inc. brief overview of relevant background history) 

3.1 Cabinet on 19 January 2012 were advised that as part of a revised national housing strategy 
for England the Government intended to:- 

 (a) Increase the discounts for Right to Buy (RTB) sales in order that the average discount 
is up to half the value of the property which is sold, effectively doubling the current 
average discount. 

 (b) Ensure that every additional home sold under the RTB is replaced by a new home for 
affordable rent by recycling the additional sale receipts. 
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3.2 It was reported that the Government’s detailed proposals were to be the subject of a future 
consultation paper and Cabinet agreed to receive a further report following its publication. 

3.3 The consultation paper entitled “Reinvigorating the Right to Buy and one for one replacement” 
was issued by the Department for Communities and Local Government (DCLG) on 22 
December 2011.  This can be viewed on the DCLG website at www.communities.gov.uk, whilst 
a hard copy is also available in the Members’ Room. 

3.4 Following the conclusion (and outcome) of a 6 week period of consultation on 2 February 2012, 
the Government intend to seek Parliamentary approval to an order under Section 131 of the 
Housing Act 1985 so that the increased discount rates can be implemented in April 2012. 

3.5 In addition to the statutory disposal of dwellings, the Council have a policy of selling one 
bedroom bungalows built before 1970 to sitting tenants under the same terms and conditions 
as if they had the Right to Buy.  It is considered that Cabinet may wish to review this policy in 
view of the proposed increase in RTB discounts. 

4. The Consultation Paper 

4.1 The consultation paper presents further details of the Government’s policy intentions regarding 
the following key issues introduced as part of the revised national housing strategy:- 

 (a) Increased Discounts for the Right to Buy 

  At present tenants must have spent five years as a secure public sector tenant to 
qualify for the Right to Buy and the Government do not propose to change this 
qualifying period. 

  Once eligible the current discount rates are:- 

(i) Houses – 35% of the value plus 1% for each year beyond the five year 
qualifying period up to a maximum of 60%. 

(ii) Flats – 50% of the value plus 2% for each year beyond the five year qualifying 
period up to a maximum of 70%, 

However, in most cases the level of discount is limited by a financial cap, the amount 
of which ranges from £16,000 in London to £38,000 for the South East.  For Cannock 
Chase, the West Midlands “maximum discount” cap of £26,000 is applicable. 

The Government propose to increase the financial discount cap to £50,000 through 
England, which will more than triple the cap currently applied in London and almost 
double that which is currently applied for sales in Cannock Chase.  The implications of 
this proposed change on a typical RTB purchase is presented as Annex 1. 

RTB discount is also limited by a “cost floor” to ensure that the purchase price does not 
fall below the cost of building or maintaining the dwelling over a certain period of time.  
The Government do not, however, propose to make any changes to the current cost 
floor provisions. 
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The Government are seeking views on the proposed increase to the discount cap and 
whether changes should also be made to the minimum and maximum discount rates or 
to the rate at which tenants qualify for increased percentage discounts. 

Implications.  The proposed increase in the financial discount cap to £50,000 will result 
in an increase in RTB sales, although the magnitude of this is difficult to estimate, in 
view of the current economic situation and constraints in households obtaining 
mortgages.  The discount caps have not been increased since they were introduced in 
1999 and the proposed percentage increase is less than the increase in RTB sale 
values over the same period. 

(b) The Apportionment of Right to Buy Receipts 

At present capital receipts generated through RTB sales are subject to pooling.  After 
the deduction of the administrative costs of the sale and any costs incurred on 
improving the dwelling up to three years before the sale, the Council retains 25% of the 
remaining receipts, whilst the balance of 75% is paid to the Government. 

The Government are proposing a revised system for the deduction of administrative 
costs based on a flat rate allowance in accordance with the 40th percentile based on a 
three year average.  This simplified system would equate to £850 per property, some 
£1,038 less than the national average.  The Government are, however, considering a 
further increase to reflect the costs of handling withdrawn applications which would 
increase the allowance to £1,070 per property, although this would still be some £818 
less than the current national average. 

The Government also propose to remove the allowance for improvements undertaken 
during the three years before a dwelling is sold.  The Government argue that 
improvements increase the market value of a sold property and are therefore reflected 
in the sale valuation. 

The Government’s self-financing model includes a forecast of the reduction in future 
income as a result of RTB sales in accordance with the current policy.  As a result of 
the Government’s RTB proposals, sales will be higher than the projections within the 
self-financing model with a consequence of increased loss of income.  The 
Government therefore propose that part of the receipts from RTB sales should be used 
to meet the proportion of housing debt which would have otherwise been supported by 
this lost income. 

The Government also propose to protect the estimated shares of receipts to both local 
authorities and the Government which were made through the Local Government 
Settlement and the Office for Budget Responsibilities public expenditure forecasts. 

The Government then intend that the net receipts from RTB sales (after the deduction 
of administrative costs, the repayment of housing debt and currently forecast receipts 
for local authorities and Central Government) should be used to replace the additional 
homes sold as a result of the higher discount levels.  All RTB sales above current 
predicted levels will therefore be replaced by new dwellings at affordable (rather than 
social) rents funded (in part) by the additional RTB receipts. 
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The Government are seeking views on their proposals for the use of RTB receipts, the 
revised system for the deduction of administrative costs and the proposed removal of 
the improvement cost allowance. 

Implications.  It is the Council’s policy to transfer the 25% of retained RTB receipts to 
the General Fund for the purposes of providing private sector disabled facilities grants 
and affordable housing.  Whilst this action will be “protected” for the period of the Local 
Government settlement, thereafter all receipts (after the deduction of allowable costs 
and debt repayment) will be used to replace properties sold under the RTB.  As a 
result no receipts will be available after 2014-15 to help provide private sector disabled 
facilities grants. 

  The Council’s average administration cost is £1,737 per sale, £151 below the national 
average.  The Government propose to decrease this to £1,070 per sale which would 
result in a reduction in allowable costs of £667 per sale.  Any decrease in income will 
have to be met through the HRA. 

  Whilst certain improvements are reflected in the sale valuation, this does not equate to 
the capital receipt which is net of discount.  As a result, the proposed removal of the 
improvement cost allowance will result in the Council’s current average allowance of 
£839 per property not being fully recovered. 

  The HRA Business Plan includes a revised forecast of future RTB sales to account for 
the Government’s RTB proposals.  This includes provision for the repayment of debt 
through receipts generated from additional RTB sales. 

(c) The Delivery of Replacement Dwellings for Affordable Rent 

The Government are committed to replacing every additional dwelling sold under the 
RTB with a new dwelling for affordable rent.  However, receipts generated locally will 
not necessarily secure one for one replacement in each area and the consultation 
paper suggests that this will be particularly difficult in the North West. 

Five possible models for managing the replacement programme are set out for 
consultation, i.e. 

(i) Local Delivery.  The receipts would be left with the local authority for 
investment in local priorities, including the provision of new dwellings for 
affordable rent, estate regeneration or improvements to the existing housing 
stock.  Any new dwellings could be provided by the local authority directly or 
through a housing association, or another registered provider. 

(ii) Local Delivery with Direction.  The receipts would again be left with the local 
authority but their use would be restricted to providing new homes for 
affordable rent.  Local authorities would not be required to make any 
contribution in terms of land or other funding to the provision of the 
replacement housing.  The new dwellings could also be provided directly by 
the local authority or through a housing association or another registered 
provider. 
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(iii) Local Delivery with Agreement.  The receipts would again be left with the local 
authority subject to a local funding plan for the delivery of the replacement 
housing being agreed with the DCLG.  This funding plan would set out the 
proposed borrowing and the “maximum contribution” from available RTB 
receipts but agreement would be dependent upon a contribution from the local 
authority in terms of land or other funding.  The plan would also need to 
demonstrate that the local authority would secure “value for money” regarding 
its method of delivering the replacement housing. 

(iv) National Delivery.  The receipts would be “surrendered” to the Homes and 
Communities Agency who would reinvest the receipts through a National 
Replacement Programme.  Local authorities and registered providers would 
bid for the “replacement funds” through a process of “continuous market 
engagement” with priority in resource allocation being given to areas with both 
high sales and high levels of housing need. 

(v) A Combined Approach.  A combined approach would enable local authorities 
to choose whether or not to undertake local delivery.  Where a local authority 
chose not to participate, delivery would be undertaken through the Homes and 
Communities Agency. 

  The consultation paper also suggests that the models could also be adapted to enable 
receipts to be redistributed from “high receipt areas” to areas with lower receipts.  This 
would ensure “one for one” replacement locally but would add administrative 
complexity. 

  Implications.  If the Council are to ensure the replacement of dwellings within the 
Cannock Chase area, it is considered that receipts must be “left with the Council” for 
reinvestment in local priorities.  Preliminary evidence from the delivery of the National 
Affordable Homes Programme 2011-2015 suggests that a national programme will not 
guarantee that Cannock Chase receives an appropriate share of resources if 
Registered Providers can provide the replacement housing at a lower cost in another 
local authority area. 

  Subject to demonstrating “value for money” the Council will potentially be able to 
provide the replacement housing directly under all five delivery models.  However, the 
national model favours the “efficiencies of scale” which can only be generated by the 
larger Registered Providers and would reduce the opportunity for direct provision by 
the Council. 

  The receipts used for the replacement homes will need to be supplemented by 
borrowing and enhanced by the Council contributing land or other funding if “one for 
one” replacement is to be delivered.  Direct delivery by the Council will, however, be 
limited by the Council’s self-financing borrowing cap.  Provision has, however, been 
made within the HRA Business Plan to fund the total cost of providing 50 Council 
dwellings and this funding could be “stretched” to provide further dwellings if 
supplemented by RTB receipts. 

  The consultation paper states that RTB receipts will only be available to provide 
replacement housing at affordable rents.  However, the Council could provide 
additional funding (from its own resources) to “convert” the replacement housing to 



  ENCLOSURE  20.6 

16-Reinvigorating RTB and One for One Replacement Rpt v2 Cab 020212 
  

Social Rents.  The consultation paper is “silent” on this proposal and clarification has 
therefore been sought from the DCLG as to whether this action is permissible. 

(d) Other Issues.  The Government are also seeking views on a range of other issues 
including protections for tenants who exercise the RTB, the prevention of abuses, 
working with lenders and properties which are excluded from the RTB. 

Implications.  The Government do not propose any changes to the types of property 
which are excluded from the RTB.  These include sheltered housing and dwellings 
which are suitable for occupation by older people and households with disabilities. 

4.2 The consultation paper was issued on 22 December 2011 and is subject to a six week 
consultation period which ends on 2 February 2012.  This limited period is half of the 12 week 
consultation period which is recommended within the Government’s Code of Practice (as 
issued by the Department for Business, Innovation and Skills) and takes no account of the 
Christmas/New Year holiday period. 

4.3 The consultation paper requests comments in relation to the Government’s proposals generally 
and in relation to 16 specific questions.  The 16 specific questions are set out in the Council’s 
response attached as Annex 2. 

4.4 However, the Government state that they wish to introduce their revised proposals as soon as 
possible and justify the restricted consultation period by stating that their proposals change an 
existing programme and have been “trialled in advance” through the national housing strategy. 

4.5 In order to meet the 2 February 2012 deadline, the Council’s response has been formulated by 
the Head of Housing following consultation with the Housing Portfolio Leader.  A copy of this is 
attached at Annex 2 and confirmation of action is sought regarding the submission of this to the 
Department for Communities and Local Government. 

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

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

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

 and 

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

5.2 The Government’s proposals for “reinvigorating the RTB” would not change this exemption 
criteria. 

5.3 A general consent issued under the Housing Act 2005 does, however, enable the Council to 
dispose of dwellings to sitting tenants on a voluntary basis at either market value or at a 
discount equivalent to that which would have applied if the property was purchased under the 
RTB. 
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5.4 Council on 28 February 2007 agreed to use this provision in order that one bedroom bungalows 
which were built before 1970 could be sold to sitting tenants under the same terms and 
conditions as if they had the Right to Buy. 

5.5 Only one pre-1970 bungalow has been sold under this voluntary sales policy since April 2007, 
together with the sale of 4 other bungalows where the exemption criteria (as detailed in 
paragraph 5.1) were not met. 

5.6 In view of the proposed increase in the RTB discount cap, it is considered that the Council’s 
voluntary sales policy in respect of pre-1970 bungalows to sitting tenants is discontinued with 
effect from 20 February 2012.  The Council’s policy of selling certain vacant one bedroom 
bungalows built before 1970 will, however, continue. 

6. Conclusion(s) and Reason(s) for the Recommendation(s) 

6.1 The DCLG have issued a consultation paper entitled “Reinvigorating the Right to Buy and one 
for one replacement”.  This sets out the Government’s proposals to:- 

 (a) Increase the discount cap for dwellings sold under the RTB from £26,000 to £50,000. 

 (b) Reduce the amount of administrative costs for dwellings which are sold under the RTB. 

 (c) Remove the allowance for improvements undertaken to a dwelling during the three 
years before it is sold. 

 (d) Revise the apportionment of RTB capital receipts in order that some are available to 
meet the proportion of housing debt which would otherwise have been supported by 
HRA Business Plan income if the dwellings had not been sold. 

 (e) Secure the replacement of every additional dwelling sold under the RTB with a new 
dwelling for affordable rent through one of five local or national delivery models. 

6.2 The implications of these proposed changes for the Council are also set out in the report.  The 
delivery mechanism for the “replacement dwellings” will have particular implications for the 
Council and these cannot be fully assessed until the Government’s delivery model has been 
determined.  A further report will therefore be submitted when the outcome of the consultation 
is known. 

6.3 The consultation paper is subject to a restricted 6 week period of consultation which ends on 2 
February 2012.  In order to meet this deadline the Council’s response (attached as Annex 2) 
has been formulated by the Head of Housing following consultation with the Housing Portfolio 
Leader.  Cabinet are therefore requested to confirm this action. 

6.4 The consultation paper does not propose any changes to the current criteria which exempt 
certain properties from the RTB.  These properties include sheltered housing and many of the 
Council’s bungalows. 

6.5 It is, however, the Council’s current policy to sell one bedroom bungalows built before 1970 to 
sitting tenants under the same terms and conditions as if they had the RTB.  In view of the 
proposed increase in the RTB discount cap, it is suggested that the Council’s voluntary sales 
policy in respect of pre-1970 one bedroom bungalows to sitting tenants is discontinued. 
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7. Other Options Considered 

7.1 There are no other options in relation to this report. 

8. Report Author Details 

 Rick Pepper (Housing Property Services Manager) Ext. 6863 
 Ian Tennant (Head of Housing) Ext. 4210 
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SCHEDULE OF ADDITIONAL INFORMATION 

INDEX 

Contribution to Council Priorities Section 1 

Contribution to Promoting Community Engagement Section 2 

Financial Implications Section 3 

Legal Implications Section 4 

Human Resource Implications Section 5 

Section 17 (Crime Prevention) Section 6 

Human Rights Act Implications Section 7 

Data Protection Act Implications  Section 8 

Risk Management Implications  Section 9 

Equality and Diversity Implications Section 10 

List of Background Papers Section 11 

Report History Section 12 

Annexes to the Report i.e. copies of correspondence, plans etc. Annex 1, 2, 3 etc. 
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Section 1 

Contribution to Council Priorities 

The one for one replacement of the additional dwellings sold under the RTB will contribute to the 
service aim of “increasing the supply of affordable housing”, as set out in the proposed 2012-13 “Place” 
Priority Delivery Plan. 

Section 2 

Contribution to Promoting Community Engagement 

The Chase Tenants and Residents Federation have noted the consultation paper. 

Section 3 

Financial Implications 

Provision has been made within the proposed Housing Revenue Account budgets for the period 2012-
13 to 2014-15 to meet the balance of the cost of administrating RTB sales, in view of the Government’s 
proposals to limit the amount which can be charged against RTB receipts. 

The HRA Business Plan includes a revised forecast of future RTB sales to account for the 
Government’s RTB proposals.  This includes provision for the repayment of debt through receipts 
generated from additional RTB sales and the General Fund Capital Programme Resources also take 
into account these proposals. 

The discontinuing of the voluntary sales of one bedroom bungalows to sitting tenants will not have a 
material impact on the Council’s resources. 

The financial implications regarding the delivery of the replacement dwellings will be addressed through 
a further report when the Government’s delivery model has been determined. 

Section 4 

Legal Implications 

The Council has a statutory duty to sell certain dwellings to secure tenants under the Right to Buy. 

Section 5 

Human Resource Implications 

There are no identified human resource implications associated with this report. 

Section 6 

Section 17 (Crime Prevention) 

There are no identified crime prevention implications associated with this report. 

Section 7 
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Human Rights Act Implications 

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

 

 

Section 8 

Data Protection Act Implications 

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

Section 9 

Risk Management Implications 

The risk management implications of increased RTB sales on the proposed HRA Business Plan were 
addressed as part of the 19 January 2012 Cabinet report. 

Section 10 

Equality and Diversity Implications 

The Department for Communities and Local Government have undertaken an impact assessment of 
the proposals contained within the consultation paper. 

Section 11 

List of Background Papers 

Department for Communities and Local Government Consultation Paper “Reinvigorating the Right to 
Buy and One for One Replacement” 

Section 12 

Report History 

Improving the Dwelling Mix of the Council’s 
Social Housing Stock 

Cabinet 18 January 2007 

 
Annexes 

Annex 1: Implications of the Proposed Change to RTB Discounts 

Annex 2: The Council’s response to the Consultation Paper 
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ANNEX 1 

IMPLICATIONS OF THE PROPOSED CHANGE TO RTB DISCOUNTS 

1. Existing Discount Cap of £26,000 

 Based on a typical valuation of £85,000 for a three bedroom house. 

 Length of Tenancy Percentage         Amount of     Purchase Price 
      (Years)  Discount         Discount 
 
      5      35%           £29,750         £59,000 
      6      36%           £30,600           £59,000 
      7      37%           £31,450                      £59,000 
      8      38%           £32,300         £59,000 
      9      39%           £33,150         £59,000 
    10      40%           £34,000         £59,000 
    11      41%           £34,850         £59,000 
    12      42%           £35,700         £59,000 
    13      43%           £36,550         £59,000 
    14      44%           £37,400         £59,000 
    15      45%           £38,250         £59,000 
    16      46%           £39,100         £59,000 
    17      47%           £39,950         £59,000 
    18      48%           £40,800         £59,000 
    19      49%           £41,650         £59,000 
    20      50%           £42,500         £59,000 
    21      51%           £43,350         £59,000 
    22      52%           £44,200         £59,000 
    23      53%           £45,050         £59,000 
    24      54%           £45,900         £59,000 
    25      55%           £46,750         £59,000 
    26      56%           £47,600         £59,000 
    27      57%           £48,450         £59,000 
    28      58%           £49,300         £59,000 
    29      59%           £50,150         £59,000 
    30      60%            £51,000         £59,000 
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2. Proposed Discount Cap of £50,000 

 Based on a typical valuation of £85,000 for a three bedroom house. 

 Length of Tenancy Percentage         Amount of     Purchase Price 
      (Years)  Discount         Discount 
 
      5      35%           £29,750         £55,250 
      6      36%           £30,600           £54,400 
      7      37%           £31,450                      £53,550 
      8      38%           £32,300         £52,700 
      9      39%           £33,150         £51,850 
    10      40%           £34,000         £51,000 
    11      41%           £34,850         £50,150 
    12      42%           £35,700         £49,300 
    13      43%           £36,550         £48,450 
    14      44%           £37,400         £47,600 
    15      45%           £38,250         £46,750 
    16      46%           £39,100         £45,900 
    17      47%           £39,950         £45,050 
    18      48%           £40,800         £44,200 
    19      49%           £41,650         £43,350 
    20      50%           £42,500         £42,500 
    21      51%           £43,350         £41,650 
    22      52%           £44,200         £40,800 
    23      53%           £45,050         £39,950 
    24      54%           £45,900         £39,100 
    25      55%           £46,750         £38,250 
    26      56%           £47,600         £37,400 
    27      57%           £48,450         £36,550 
    28      58%           £49,300         £35,700 
    29      59%           £50,150         £35,000 
    30      60%            £51,000         £35,000 
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ANNEX 2 

THE COUNCIL’S RESPONSE TO THE CONSULTATION PAPER 

Right to Buy Consultation, 
Affordable Housing Regulation and Investment Division, 
Zone 1/B3, 
Eland House, 
Bressenden Place, 
London, 
SW1E 5DU 
 
Dear Sir, 

Consultation Paper – Reinvigorating the Right to Buy and One for One Replacement 

I write to provide the comments of Cannock Chase Council in relation to the above. 

The Council are, however, disappointed that the Government have decided to subject the consultation 
paper to only a six week period of consultation.  This does not accord to the Government’s Code of 
Practice and takes no account of the 2011-12 Christmas/New Year holiday period. 

As a result, the Council’s Housing Policy Development Committee and Cabinet have been unable to 
give full consideration to the Government’s proposals and it has not been possible to subject the 
Council’s response to the Council’s “call in” procedures. 

A response to the consultation paper is, however, set out below:- 

(a) Increased Caps on Right to Buy Discounts 

 The Council are aware that the current discount caps have not been increased since 1999 and 
that there is some justification for an increase.  However, the consultation paper provides no 
rationale for the size of the proposed increase. 

 The Council considers that the initial discounts given after five years secure tenancy are high in 
comparison to the future discount levels which can be accumulated after a longer tenancy.  It is 
therefore considered that consideration should be given to reducing the initial discount in 
respect of houses to 20% of the value and flats to 35% of the value and then increasing the 
subsequent percentage increase to 2% and 3% per annum. 

(b) Protections for Tenants who exercise the Right to Buy 

 Q2:  Do you agree that information currently provided to prospective Right to Buy 
purchasers is sufficient?  If not, what else should be included? 

 Q3:  Are there further steps which could be taken to ensure that tenants who purchase 
under Right to Buy know about and understand the implications of home ownership, 
including their obligations on becoming a leaseholder? 

 The Council considers that the current level of information is sufficient.  Some tenants are, 
however, unaware of the implications of home ownership including their obligations on 
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becoming a leaseholder.  It is considered that the solicitors dealing for RTB purchasers need to 
ensure that their clients are made aware of these issues. 

(c) Preventing Abuses 

 The Council has no comments on this matter. 

(d) Rural Areas 

 Q4:  We would welcome evidenced assessments of the impact on rural affordable 
housing of the proposed changes to Right to Buy discounts. 

 This issue is not relevant to the Cannock Chase District. 

(e) Exclusions 

 The Council supports the proposed continued exclusion of certain properties from the Right to 
Buy. 

(f) Proposals on Allowances and Deductions 

 (i) Loss of Income to the HRA 

  Q5:  We would welcome your views on the proposals. 

  The Council have noted the proposals for calculating the amount of housing debt to be 
cleared. 

(ii) Local Authority Transaction and Administration Costs 

  The Council do not support the Government’s proposals to reduce the administration 
cost allowance to the 40th percentile costs achieved by Councils in the appropriate 
region over the last three years.  The justifications for this proposal as detailed in the 
consultation are inadequate and do not support the Government’s proposed change. 

  The Council do, however, accept that there is a need to reduce administration costs 
nationally and would argue that these should be in accordance with the mean for the 
appropriate region. 

  Q6:  What proportion of Right to Buy applications are subsequently withdrawn in 
your area? 

  During the period 1 April 2008 to 31 December 2011 the Council received 105 RTB 
applications.  Of these 43 were withdrawn (41%). 

  Q7:  What costs are incurred in managing aborted applications? 

  The Council does not record separately the cost of managing aborted applications. 
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(iii) Improvement Costs 

The Council do not support the removal of improvement costs as an allowance from 
Right to Buy receipts.  Whilst the value of improvements may be reflected in the 
valuation of a property to be sold under the RTB, the full value will not be received in 
the resultant capital receipt as a result of RTB discounts.  It is considered that the 
proposed increase in discounts strengthens this argument. 

Furthermore, as the Council receive no funding under the Government’s Decent 
Homes Programme, the argument that certain improvement costs are centrally funded 
is inapplicable. 

Q8:  What sources of funding have you used for improvement works in your 
area? 

As previously stated the Council receive no additional funding from the Decent Homes 
Programme.  Improvement works are funded from the Major Repairs Allowance, 
Revenue Contributions to Capital Outlay and capital receipts. 

 (iv) Protecting Council and Central Government 

  Q9:  We would welcome views on the proposed approach to projected receipts. 

  The Council supports the Government’s proposals. 

 (v) Buy Back 

  Q10:  We would welcome any information Councils can provide on the use of 
Buyback properties.  We would also welcome views on this proposal. 

  The Council does not currently utilise the current Buyback arrangements but may 
choose to do so in the future if a local model is adopted for the “one for one 
replacement”.  It is not considered that there is any case for changing the current 
Buyback allowances. 

 (vi) Cost Floor 

  Q11:  Do you have any comments on this proposal? 

  The Council supports the Government’s proposals not to make any changes to the 
cost floor. 

(g) Proposals for Apportioning Right to Buy Receipts 

 The Council supports the Government’s proposals for apportioning RTB receipts which will 
ensure that the HRA Business Plan and expenditure programmes which are dependent upon 
forecast RTB receipts are unaffected. 

 Q12:  We would welcome views on the calculation of allowable deductions. 

 The Council have no comments on proposed formula for the calculation of allowable 
deductions. 
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(h) Changes to the Capital Finance and Accounting Regulations 2003 

 The Council supports the Government’s proposals. 

(i) Delivering Right to Buy Replacement Homes for Affordable Rent 

 The Council consider that the replacement homes should be provided for social rent rather than 
for affordable rent as proposed.  It is argued that the Government’s proposals will reduce the 
size of the social rented stock and as a consequence of higher rents increase the need for 
welfare benefits. 

 Furthermore, existing social housing tenants who need to transfer to alternative 
accommodation are unlikely to move to an Affordable Rented dwelling unless they are in 
receipt of benefit.  This will mitigate the changes to the national allocations framework 
introduced by the Localism Act 2012 which enables local authorities to give additional priority 
within their allocations schemes to tenants who need to transfer. 

 Q13:  Which model for delivery of replacement housing do you consider the most 
appropriate, and why? 

 The Council supports the local delivery model with direction as it is considered that the 
additional receipts should be committed to the provision of replacement dwellings. 

 Whilst the local model has advantages, it is considered that local authority expenditure 
requirements for decent homes or estate regeneration should already form part of HRA 
Business Plans and as a result should not be dependent upon the use of additional capital 
receipts. 

 The Local Model with direction is consistent with the Government’s “localism agenda” and will 
ensure that the replacement dwellings met local needs and priorities.  All local authorities 
already have a duty to deliver “value for money” and it is considered that this can be achieved 
in relation to the provision of replacement dwellings without the need for any additional VFM 
benchmarks. 

 The Council strongly oppose the imposition of a national model.  Preliminary evidence from the 
delivery of the National Affordable Homes Programme 2011-2015 suggests that a national 
programme will not guarantee that Cannock Chase receives an appropriate share of resources 
if Registered Providers can provide the replacement housing at a lower cost in another local 
authority area. 

 The Council are concerned that receipts generated locally will not necessarily secure one for 
one replacement in each local authority area.  As a result the consultation paper suggests that 
additional resources (in terms of finance or land) will be required from the local authority to 
ensure provision.  The Council do not have any surplus land which can be utilised to help 
provide the replacement housing and are concerned that it may be penalised as a result. 

 Subject to value for money considerations, the Council would wish to provide the replacement 
housing directly, through a Council new build programme.  The size of this will, however, be 
constrained by the borrowing cap which has been imposed through the self-financing regime.  
It is therefore considered that the Government should consider increasing the borrowing caps 
of local authorities who wish to provide the replacement dwellings directly. 
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(j) How the Right to Buy will work in the Housing Association Sector 

 The Council has no comments to make. 

 For housing associations: 

 Q15:  If there are any exceptions where administration and debt costs cannot be 
covered, please provide details. 

 Not applicable to Cannock Chase Council. 

(k) Working with Lenders 

 The Council has no comments to make. 

 Q16:  Based on your experience, are you able to provide any evidence on the likely 
percentage of Right to Buy purchasers on Housing Benefit? 

 The Council has no evidence on this matter. 

The Council trust that the Government will take account of these comments in the formulation of the 
final proposals. 

Yours faithfully, 

 

Head of Housing 

 


