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CANNOCK CHASE COUNCIL 

CABINET 
 

20 JULY 2006 

REPORT OF THE DEPUTY CHIEF EXECUTIVE  

PORTFOLIO HOLDER – SOCIAL INCLUSION AND HOUSING LEADER 

FUTURE STRATEGY FOR THE COUNCIL'S HOUSING STOCK  

1. Purpose of Report 

1.1 To consider the options regarding the future strategy for the Council’s housing stock in the light 
of the results of stock transfer ballot and the Government’s future housing policy.  

1.2 To consider the Council’s future strategy for its housing stock.  
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2. Recommendations 

2.1 That consideration of the available options and the recommendation to Council of a future 
strategy for the Council’s housing stock be deferred for consideration by Cabinet on  
21 September 2006.  

2.2 That a market research survey be commissioned to ascertain tenants’ views and that the 
Cabinet determine the sample size and the format and questions be agreed by the Deputy 
Chief Executive following consultation with the Social Inclusion and Housing Leader.  

2.3 That the results of the market research survey when available be circulated to Council 
Members and other stakeholders, including tenant representatives and locally recognised trade 
unions.  

2.4 That the Social Inclusion and Housing Select Committee be requested to consider the results 
of the market research survey, and the available options at their meeting on 8 September 2006 
and that their views are reported for consideration by Cabinet on 21 September 2006.  

2.5 That the Chase Tenants and Residents Federation, and other stakeholders, including other 
tenants and residents groups and locally recognised trade unions be invited to submit their 
views on the available options for consideration by Cabinet on 21 September 2006.   

2.6 That the financial and corporate implications of a continued stock transfer strategy be further 
evaluated and reported to Cabinet on 21 September 2006.  

 

 

 

 
2.7 That an application to “rollover” the Council’s place on the Housing Transfer Programme to the 

2006 Programme is submitted to the Department for Communities and Local Government on 
condition that it may be withdrawn following Council on 27 September 2006.  

2.8 That in view of the restricted timescale, the Council’s “call in” procedures are suspended in 
respect of recommendations 2.2 and 2.6 above to enable consultation to be carried out prior to 
Cabinet on 21 September 2006 and to meet DCLG deadlines. 

 

3. Key Issues 

3.1 As part of preparing for the 2007 comprehensive spending review the Department for 
Communities and Local Government (DCLG) is reviewing both its investment priorities and 
potential housing policy reforms. 

3.2 The review could have a major impact upon the options available to the Council to access 
additional resources to deliver decent homes for both the Council’s housing stock and in the 
private sector, which is one of the Council’s strategic housing priorities.  In particular, the 
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review specifically refers to proposals for moving “From Decent Homes to Sustainable 
Communities” and indicates that the current financial regime will not be maintained.  

3.3 The Secretary of State has, in a recent speech reiterated that there is no “fourth option” for 
achieving decent homes and no details of potential funding mechanisms are detailed in the 
discussion paper, however the 2006 bidding round is “the last” for providing direct government 
funding for ALMO’s and stock transfers as part of the decent homes programme. It is unlikely 
that the funding mechanisms will become clear until after the 2007 comprehensive spending 
review but social housing commentators suggest funding for new ALMO’s and the current level 
of financial support for stock transfers (including gap funding) is unlikely to continue. 

3.4 In order to clarify matters raised in the DCLG discussion paper and ascertain the available 
options for the Council’s housing stock, the Leader of the Council, and the Leader for Social 
Inclusion and Housing, together with the Chief Executive and the Deputy Chief Executive met 
officials from the DCLG on 3 July 2006 

3.5 As a result of the meeting it was ascertained that : 

 (a) The £49.9 million  of “gap funding” which had been allocated to “Your Chase  Homes” will 
 not be available to the Council under stock retention.   

 (b) Consideration will be given to any application by the Council to “rollover” its place on the 
2005 Housing Transfer Programme to the 2006 programme, to enable the Council to 
reconsider the option of stock transfer and allow any transfer to take place no later than 31 
March 2008.  The form of any such application would be via a letter from the Council. 

3.6 In determining a future strategy to secure long-term and sustainable funding to meet and 
maintain the Decent Homes standard through the housing stock, the Council therefore has two 
options:- 

(a) Pursue a “positive retention strategy” in the short-term and undertake a further options 
appraisal in 2009 to determine a sustainable strategy for the period beyond 2014, or 
earlier if a proportion of future capital resources are redirected to meeting the Decent 
Homes standard in the private sector, in the light of the Government’s revised policy 
and financial regime.  

(b) Continue to pursue a stock transfer strategy within the Government’s current financial 
regime and re-ballot tenants on the same or a revised transfer offer no later than 
autumn 2007.  

3.7 A positive retention strategy would have three objectives:- 

(a) To achieve the decent homes standard for the Council’s housing stock by 2010 
through the implementation of the Council’s agreed Housing Investment Plan.  

(b) To continue to address the particular issues associated with the Council’s  
Precast Reinforced Concrete (PRC) dwellings through the implementation of the 
Council’s agreed strategy.  

(c) To further develop the Council’s housing landlord services by developing and 
implementing an Improvement Plan which will secure a two-star rating (with promising 
prospects for improvement) for the housing service as a whole by 2009 
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3.8 However, the Council has an obligation to meet the Government’s Decent Homes Standard in 
relation to the private housing sector.  Currently, all housing capital resources are directed to 
meeting the Decent Homes Standard for the Council’s housing stock.  It may be necessary to 
redirect a proportion of these resources to meet the private sector Decent Homes Standard, a 
review of which forms part of the work programme for Social Inclusion and Housing Select 
Committee.  Any subsequent redirection of capital resources will result in the HRA falling into 
deficit earlier than 2014. 

3.9 The stock transfer option would however continue to provide the opportunity to provide 
tenants with additional improvements and enhanced services in accordance with the Your 
Chase Homes Standard (Cannock Chase Standard) as included in the Offer Document.   
It would generate an additional £73 million (when compared to the resources available under 
stock retention), including £49.9 million of “gap funding” from the Government (which is not 
available to the Council under stock retention) and these additional resources would enable 
comprehensive packages of improvements including double glazing, fencing and second 
doors to bungalows to be provided to tenants’ homes.  In addition, it would provide a long-
term sustainable strategy for the Council’s housing stock for the period beyond 2014 

3.10 In order for this option to be available to the Council an application to rollover the Gap 
Funding is required by the 31 July 2006 and the Council would need to demonstrate that its 
proposal meets DCLGs criteria for a place on the Housing Transfer Programme.  In particular, 
the DCLG will reconsider “the level of support amongst Councillors, tenants and stakeholders 
for the proposed transfer” and will need to be satisfied and provided with evidence that 
tenants would either now or in the future vote in favour of transfer. 

3.11 The Harvest Housing Group have confirmed their support to the potential rollover of the 
application and are willing to contribute to the costs of the process. The costs of a further 
ballot cannot be determined at this point. However, in order to satisfy the DCLG with regard to 
a place on the 2006 Housing Transfer Programme and justify the expenditure which would be 
incurred, the Council must, before continuing to pursue a stock transfer strategy and 
proceeding with any re-ballot, have evidence that tenants would either now or in the future, 
vote in favour of transfer 

3.12 It is therefore recommended that a market research survey is undertaken to determine the 
current views of tenants and the results of the survey reviewed before the future strategy for 
the Council’s housing stock is determined.  

3.13  DCLG guidance advocates that tenants have a fundamental role in the option appraisal 
process and be “at the heart” of developing any transfer proposal and it is therefore proposed 
that the Chase Tenants and Residents Federation, its constituent tenants and residents 
associations and other stakeholders, including locally recognised trade unions are invited to 
submit their views on the available options and the Council’s future housing strategy for its 
housing stock based upon the surveys findings. 
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Section 1 

1. Background 

1.1 In order to provide both a higher level of service (including additional improvements to tenants’ 
homes in accordance with the “Cannock Chase Standard”) and a sustainable strategy in the 
longer-term, the Council during 2005-06 developed a stock transfer proposal and subjected this 
to a tenants’ ballot in March 2006. 

1.2 The proposal provided details of the (then) proposed transfer of the Council’s housing stock to a 
new locally-based housing association, Your Chase Homes, as part of the Harvest Housing 
Group.  Your Chase Homes planned to spend £125 million during the initial 7-year period on 
improvements to the housing stock which was to be supported by £49.9 million of “gap funding” 
from the Government.  These expenditure plans provided £73 million of additional investment 
when compared to stock retention.  

1.3 Some 67% of eligible tenants voted in the ballot and of these, 51.9% voted for stock retention, 
whilst 48.1% voted in favour of the proposed transfer.  

1.4 The transfer proposal was therefore rejected by a small majority (51.9%) of voting tenants who 
favoured the Council retaining its housing stock and continuing to provide a housing landlord 
service.  However, a substantial minority of “voting” tenants (48.1%) desired change and voted 
for the additional improvements and enhanced housing services that would have been provided 
through transfer to Your Chase Homes.  

1.5 In accordance with the options appraisal the Council under stock retention would be able to meet 
the Decent Homes Standard for its housing stock by 2010 but could not meet its commitment to 
private sector affordable housing for the same period.  The HRA under retention would have a 
funding shortfall with effect from 2014 requiring a further options appraisal to be undertaken in 
2009. 

1.6 The Government have recently issued a consultation paper on its future housing policy and it is 
therefore necessary for the Council to reconsider the available options and determine a future 
strategy for the Council’s housing stock in the light of:- 

(a) The results of the stock transfer ballot 

(b) The Government’s future housing policy  

(c) The current views of tenants regarding the future of the Council’s housing service.   

Section 2 

2. The Government’s Housing Policy  

2.1 As part of preparing for the 2007 comprehensive spending review the Department for 
Communities and Local Government (DCLG) is reviewing both its investment priorities and 
potential housing policy reforms.  

2.2 The key issues are outlined in a discussion paper “From Decent Homes to Sustainable 
Communities” issued by the DCLG in June 2006, a copy of which is available from the Member 
Services section.  The title of the paper marks a change in the potential direction of future 
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housing policy, with the DCLG seeking “wider views on how we build from decent homes to 
sustainable communities” to support the Government’s three housing policy aims, to deliver:- 

(a) A step on the housing ladder for future generations of homeowners. 

(b) Quality and choice for those who rent. 

(c) Mixed sustainable communities.  

2.3 In order to “build upon” the improvements undertaken through the decent homes programme, the 
paper proposes that future decisions on social housing investment are to be taken “alongside 
decisions about other aspects of mixed communities and affordable housing rather than as 
separate programmes”.  This approach has already been piloted through a number of 
demonstration projects undertaken through the Sustainable Communities Plan and the 
Government consider that the resultant benefits should be extended further.  

2.4 Whilst the Secretary of State has, in a recent speech reiterated that there is no “fourth option” 
and no details of potential funding mechanisms are detailed in the discussion paper, the following 
matters mark a potential change in future policy direction:- 

 (a) The 2006 bidding round is “the last” for providing direct government funding for 
ALMO’s and stock transfers as part of the decent homes programme.    

 (b) Meeting the decent homes standard by 2010 can be relaxed for a limited number of 
specific estates where major transformation is required, subject to the consent of the 
DCLG. 

(c) Future investment to improve social housing is to be considered alongside other 
investments to deliver sustainable mixed communities, through Local Area 
Agreements.  

(d) Funding streams previously delivered as separate programmes are to be redirected 
and potentially delivered through Local Area Agreements. 

(e) The costs and benefits of allowing excellent Councils/ALMO’s to operate outside the 
HRA subsidy system are to be examined.  

2.5 It is unlikely that the funding mechanisms will become clear until after the 2007 comprehensive 
spending review but social housing commentators suggest funding for new ALMO’s and the 
current level of financial support for stock transfers (including gap funding) is unlikely to continue.  

2.6 Furthermore, the Government has provided no indication regarding the amount of funding for 
social housing which can be expected to be available as a result of the 2007 comprehensive 
spending review.  Whilst the chancellor has stated that new social housing is to be a particular 
priority, no statement has been made regarding potential levels of future resources for 
investment in the existing housing stock.  

2.7 The discussion paper states that DCLG are “exploring ways to increase the impact of public 
sector investments and public sector assets and to find innovative ways to lever in additional 
funds particularly from the private sector to expand affordable housing”.  There is therefore, 
nothing to suggest that the 2007 comprehensive spending will result in an increase in public 
expenditure on housing and social housing commentators suggest that “once again” housing will 
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have to compete for funding against other Government spending programmes such as health 
and education which have a higher priority within the Government’s policy agenda.  

2.8 The DCLG have requested views of local authorities and other stakeholders on the contents of 
the discussion paper and these are to be received by 15 September 2006.   The contents of the 
DCLG discussion paper and the Government’s future housing policy are however to be further 
explored as part of the work programme for the Social Inclusion and Housing Select Committee 
for the current municipal year.  

Section 3 

3. Meeting with the Department for Communities and Local Government (DCLG) 

3.1 In order to clarify matters raised in the DCLG discussion paper and ascertain the available 
options for the Council’s housing stock, the Leader of the Council, and the Leader for Social 
Inclusion and Housing, together with the Chief Executive and the Deputy Chief Executive met 
officials from the DCLG on 3 July 2006. 

3.2 As a result of this meeting it was ascertained that:- 

 (a) The £49.9 million  of “gap funding” which had been allocated to “Your Chase Homes” 
will not be available to the Council under stock retention.   

 (b) The Government’s future policy and funding for social housing will not be clarified until 
after the 2007 comprehensive spending review and that the current level of financial 
support for stock transfer (including gap funding) will be reconsidered as part of the 
review.  

 (c) Consideration will be given to any application by the Council to “rollover” its place on 
the 2005 Housing Transfer Programme to the 2006 programme, to enable the Council 
to reconsider the option of stock transfer and allow any transfer to take place no later 
than 31 March 2008 and  

(d) Any application to “rollover” its Housing Transfer Programme place to the 2006 
programme would have to be received by the DCLG on or before the application closing 
date of 31 July 2006 but can be conditional upon the Council giving “full approval” to 
such an application at a later date and the form of any such application would be via a 
letter from the Council.  

(e) Following any application, the DCLG will reassess the requirement for “gap funding” to 
Your Chase Homes.  The assessment will be based upon the delivery and maintenance 
of the agreed standard of improvements (Cannock Chase Standard) by Your Chase 
Homes with the support of the Harvest Housing Group. 

Section 4 

4. Available Options  

4.1 The Government’s future policy and investment proposals for social housing are currently 
uncertain and will not be clarified until after the 2007 comprehensive spending review.  It is 
however, clear that the 2006 bidding round is the last to “include direct Government investment 
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to meet the decent homes target” and that there will be changes to the future funding 
mechanisms for social housing.  

4.2 As suggested in paragraph 2.5, it is therefore unlikely that either funding for the new ALMO’s or 
the current level of financial support for stock transfers (including gap funding) will continue, 
although transfer is likely to remain as part of the Government’s future social housing policy. 

4.3 The Government’s proposal (as contained within the discussion paper) is to allow “some 
excellent Councils and Councils with excellent ALMO’s to operate outside the housing subsidy 
system”.  However, until the comprehensive spending review, the situation for the Council is 
currently unclear.  It is however expected that the Government will continue to link “financial 
freedoms” with external performance assessments and in order to take advantage of this 
potential reform the Council would need to gain a “3-star” Audit Commission assessment for its 
housing service.  

4.4 The Council could also potentially benefit from the DCLG’s proposal to link housing and other 
investment streams to assist in delivering sustainable mixed communities on estates where 
major transformation is required.  Funding streams are to be redirected, potentially through Local 
Area Agreements to support this strategy and this could assist the Council with the regeneration 
of Precast Reinforced Concrete dwelling estates.  No details of the funding criteria are however, 
available at this stage and with other regeneration funding programmes it is likely that the criteria 
will favour the “poorest neighbourhoods” located in the metropolitan areas.  

4.5 It can be concluded that, the contents of the DCLG discussion paper provides no clear indication 
of the options which would be available in the future to enable the Council to achieve either the 
Cannock Chase Standard or a long-term sustainable strategy for its housing stock.  As a result, 
the only options which can be considered at this stage are those which were considered by the 
Council following the 2004 Housing Options Appraisal and these therefore need to be 
reconsidered before determining a future strategy for the housing stock.  

4.6 Council on 7 October 2004 considered the results of a Housing Options Appraisal undertaken by 
DTZ Pieda.  This examined the long-term prospects for the housing service under stock retention 
and compared these to the potential benefits which could be realised from alternative investment 
options, i.e. 

(a) The Private Finance Initiative (PFI) 

(b) Arms Length Management Organisations (ALMO) 

(c) Stock Transfer 

(d) A “mix” of options  

4.7 The resultant report concluded that neither PFI, an ALMO or a “mix” of any of the options were 
viable or offered significant financial benefits and following an evaluation of both stock transfer 
and stock retention, recommended transfer as providing “the best opportunity of meeting the 
Council’s overall objectives over the medium to longer term”.  

4.8 Whilst there have been a number of changes with regard to the Council’s financial position since 
the options appraisal the conclusions of the report are still valid, and stock retention or stock 
transfer remain the only viable options for reconsideration by the Council. 
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4.9 Financial projections show that the Council can meet the decent homes standard for its housing 
stock by the 2010 target and then maintain this standard until 2014.  As a result, the Council is 
not required to consider any alternative option in the short-term but would need to undertake a 
further options appraisal in 2009 in order to determine a sustainable strategy for the housing 
stock for the period beyond 2014.  This appraisal would be undertaken within the Government’s 
revised policy and financial regime which would be provided by the 2007 comprehensive 
spending review. 

4.10 However, the Council has an obligation to meet the Government’s Decent Homes Standard in 
relation to private sector homes housing vulnerable people.  Currently, all Housing Capital 
Resources are directed to meeting the Decent Homes Standard for the Council’s housing stock.  
In order to deliver the Council’s strategic priorities it may be necessary to redirect a proportion of 
these resources to meet the private sector Decent Homes Standard, a review of which forms part 
of the work programme for Social Inclusion and Housing Select Committee and will be addressed 
in the forthcoming Housing Strategy for the District.  Any subsequent redirection of capital 
resources to the private sector element of the Decent Homes Standard will result in the HRA 
falling into deficit earlier than 2014. 

4.11 A substantial number of tenants who voted in the ballot (48.1%) did however vote for the 
additional improvements and enhanced services which would have been provided by “Your 
Chase Homes” in accordance with the Cannock Chase Standard.  Stock retention (under the 
present or any anticipated future financial regime) will not provide the resources for these 
enhancements and after raising aspirations, the Council could be faced with the prospect of 
providing a housing service which does not meet the expectations of a substantial number of 
tenants.  

4.12 It is considered that although stock transfer will remain on the Government’s policy agenda 
following the 2007 comprehensive spending review, it is unlikely that the financial support for this 
option (including gap funding) will remain at the present level.  The array of improvements which 
comprise the Cannock Chase Standard were dependent upon the £49.9 million of gap funding 
which would have been provided to Your Chase Homes and reduced resources would limit the 
array of improvements which could be included in any future transfer offer made to tenants under 
the Government’s future financial regime.  

4.13 However, as a result of the meeting with DCLG officials on 3 July 2006, the Council now has the 
option of continuing to pursue a stock transfer proposal within the financial framework provided 
by the Government’s current financial regime.  Gap funding remains potentially available to Your 
Chase Homes and as a result the same or a revised transfer offer could be made to tenants, 
followed by a re-ballot.  However, to remain within the current financial regime any transfer must 
be completed before 31 March 2008 and therefore any re-ballot must be held no later than 
autumn 2007. 

4.14 In determining a future strategy for its housing stock, the Council has therefore two options:- 

(a) Pursue a “positive retention strategy” in the short-term and undertake a further options 
appraisal in 2009 to determine a sustainable strategy for the period beyond 2014 or 
earlier if a proportion of future housing capital resources is redirected to meeting the 
Decent Homes Standard in the private sector, in the light of the Government’s revised 
policy and financial regime.  
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(b) Continue to pursue a stock transfer strategy within the Government’s current financial 
regime and re-ballot tenants on the same or a revised transfer offer no later than 
autumn 2007.  

Section 5 

5. A Positive Retention Strategy 

5.1 Since 1999 the Council has considered transfer of its housing stock on three separate occasions 
and in the intervening periods has undertaken three “independent” appraisals to determine a 
future strategy for the housing service.  

5.2 The failure to define and implement a long-term strategy has created “uncertainty” within the 
housing  service and has resulted in the absence of a framework in which the Council’s housing 
landlord service could be further developed.  A defined strategy for the Council’s housing stock is 
therefore an essential pre-requisite for the development of the housing landlord service.  

5.3 As stated in paragraph 4.9, financial projections show that the Council can meet the decent 
homes standard for its stock by the 2010 target date and maintain this until 2014.  It is therefore 
feasible to pursue a “positive stock retention strategy” in the short-term and consider options to 
secure the long-term sustainability of the housing stock for the period after 2014 or earlier if a 
proportion of future housing capital resources is redirected to meeting the Decent Homes 
Standard in the private sector, through a further options appraisal in 2009.  

5.4 If a “positive retention strategy” is adopted by the Council in the short-term the Government 
Office for the West Midlands (GOWM) will require this to be re-appraised to ensure that it can still 
meet the “stock retention promises” made by the Council in the transfer offer document.  Whilst 
there are a number of uncertainties regarding the resources which underpin the Council’s 
Housing Investment Plan (as outlined in paragraph 5.6), the Council provided comprehensive 
details of the investment cuts which were required under stock retention in the offer document 
and the subsequent Stage Two Notice.  These investment cuts have now been implemented and 
no further service reductions need to be made at the present time.  It is therefore considered that 
a stock retention strategy would in the short-term satisfy GOWM requirements.  

5.5 A positive retention strategy would have three objectives:- 

(a) To achieve the decent homes standard for the Council’s housing stock by 2010 
through the implementation of the Council’s agreed Housing Investment Plan.  

(b) To continue to address the particular issues associated with the Council’s  
Precast Reinforced Concrete (PRC) dwellings through the implementation of the 
Council’s agreed strategy.  

(c) To further develop the Council’s housing landlord services by developing and 
implementing an Improvement Plan which will secure a two-star rating (with promising 
prospects for improvement) for the housing service as a whole by 2009.  

5.6 The Council has an agreed Housing Investment Plan (as determined by Council on 23 November 
2005 and 22 February 2006) to achieve the decent homes standard for its housing stock by 
2010.  There are, however, a number of uncertainties regarding the availability of resources 
which underpin this plan as evidenced by the potential £896,750, 2007-08 investment deficit 
reported to Council on 28 June 2006.  As additional resources will be potentially generated from 
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the sale of Council houses and land the report concluded that “it is not considered appropriate or 
necessary to take any further action at this stage but illustrates the volatile nature of capital 
resource estimates”.  

5.7 As a result and in order to ensure both the implementation of the plan and the achievement of 
the decent homes target it will be necessary to:- 

(a) Undertake a further review of garage sites to identify those with development potential 
which could realise a capital receipt.  

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

(c) Review the activities which are charged to the Housing Revenue Account.  

5.8 The achievement of the decent homes standard for the Council’s housing stock, including the 
consideration of options to “bring forward” expenditure to complete the decent homes target at an 
earlier date, forms part of the work programme of the Social Inclusion and Housing Select 
Committee for the current municipal year.  

5.9 A strategy of clearance and redevelopment for the majority of the Council’s PRC dwellings (i.e. 
the Wates houses in the Elizabeth Road area, West Chadsmoor; the Reema properties on the 
Moss Estate, Chadsmoor and the Cornish houses in Pye Green) was agreed by Cabinet on  
4 December 2005, with a small number of dwellings (i.e. the Reema houses at Braemar Road, 
Norton Canes and the Wates houses in the Larch Road area, Brereton) being subject to 
structural reinstatement works. 

5.10 Detailed schemes and external funding to implement this strategy will need to be formulated and 
secured during the next 3-5 years.  Following initial consultation, a number of residents on 
estates which would be subject to redevelopment have asked the Council to “look again” at the 
possibility of structural reinstatement works being undertaken to their homes.  As a result, it is 
considered that alternative options to the planned redevelopment should be examined for both 
the Reema properties on the Moss Estate and the Cornish houses at Pye Green.  

5.11 Whilst additional funding could potentially be available to support a revised strategy through the 
redirection of existing funding streams following the 2007 comprehensive spending review (as 
considered in paragraph 4.4) it is unlikely that this would support a “stock retention reinstatement 
strategy” for both estates.  It will therefore be necessary to examine alternative options which 
would secure external funding for structural reinstatement works.  

5.12 The DCLG are however prepared to consider a relaxation of the requirement to meet the decent 
homes standard by 2010 “on a limited number of estates where major transformation is 
required”.  It is therefore suggested that the Council makes the required application to the 
Government Office for the West Midlands for such “a relaxation” in order that alternative options 
to the planned redevelopment schemes can be fully explored for the Moss estate, Chadsmoor 
and the Cornish houses at Pye Green.  

5.13 Whilst financial resource constraints prevent the Council from providing the additional 
improvements (as contained within the Cannock Chase Standard) which would be available 
through stock transfer, the Council can nevertheless, further develop its housing landlord service 
by securing improvements to achieve a two-star Audit Commission assessment.  
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5.14 Work is currently in progress to formulate a comprehensive improvement plan which when 
implemented, will achieve this assessment by 2009.  This plan will be finalised in August 2006 
and could provide a framework for the further improvement of the housing service during the next 
three years.    

Section 6 

6. The Continued Pursuit of a Stock Transfer Strategy 

6.1 Stock transfer continues to offer the opportunity to provide tenants with additional improvements 
and enhanced services in accordance with the Cannock Chase Standard.   
It would generate an additional £73 million (when compared to the resources available under 
stock retention), including £49.9 million of “gap funding” from the Government (which is not 
available to the Council under stock retention) and these additional resources would enable 
comprehensive packages of improvements including double glazing, fencing and second doors 
to bungalows to be provided to tenants’ homes.  In addition, it would provide a long-term 
sustainable strategy for the Council’s housing stock for the period beyond 2014.  

6.2 However, in order to secure these advantages any stock transfer would have to be undertaken 
within the Government’s current financial regime.  As considered in paragraph 4.11, financial 
support for stock transfer (including gap funding) is unlikely to remain at the present level 
following the 2007 comprehensive spending review.  This would limit the array of improvements 
which could be included in any transfer proposal developed within the framework that will be 
provided by the Government’s new financial regime and hence reduce its “attractiveness” to 
tenants.  

6.3 Thereafter in order to maintain the benefits of the March 2006 transfer proposal, it would be 
necessary to complete any transfer before 31 March 2008 and undertake any re-ballot no later 
than autumn 2007.  

6.4 A decision to continue to pursue a stock transfer strategy and re-ballot of tenants rests with the 
Council and is not a matter for the DCLG.  However, any re-ballot is dependent upon the Council 
having a place on the Housing Transfer Programme and in order for the Council to proceed it  
would be necessary for the DCLG to approve an application from the Council to “rollover” its 
Housing Transfer Programme place to the 2006 programme.   

6.5 In considering an application from the Council to “rollover” its Housing Transfer Programme place 
to the 2006 programme the DCLG will give further consideration as to whether the Council’s 
proposal meets its criteria for a place on the Housing Transfer Programme.  In particular, the 
DCLG will reconsider “the level of support amongst Councillors, tenants and stakeholders for the 
proposed transfer” and will need to be satisfied and provided with evidence that tenants would 
either now or in the future vote in favour of transfer.  In order to ensure that the application to 
“rollover” the Council’s place on the Housing Transfer Programme is submitted by the deadline 
31 July 2006, it is suggested that the Council’s call in procedures are suspended in respect of the 
application.  

6.6 Any decision to continue to pursue a stock transfer strategy and re-ballot tenants would require 
further expenditure, the amount of which would be dependent upon a number of factors 
including:- 

(a) The date of any future ballot. 
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(b) The extent and nature of future communications material. 

(c) Any revision of the “transfer offer” to tenants.  

6.7 A preliminary meeting has taken place with the Harvest Housing Group to discuss whether Stock 
Transfer to You Chase Homes is still supported by their Group.  Harvest have confirmed their 
commitment to the process and offered to contribute towards the Council’s external costs 
associated with the continuation of a stock transfer strategy.  

6.8 In order to satisfy the DCLG with regard to a place on the 2006 Housing Transfer Programme 
and justify to itself the expenditure which would be incurred, the Council must, before continuing 
to pursue a stock transfer strategy and proceeding with any re-ballot, have evidence that tenants 
would either now or in the future, vote in favour of transfer.    

6.9 A market research survey (options for which are discussed in Section 7) which would ascertain 
the current views of tenants is considered essential if sufficient evidence is to be provided, to 
satisfy the DCLG with regard to the Housing Transfer Programme and justify the expenditure 
associated with any re-ballot.  It is therefore suggested that such a survey is commissioned and 
the results considered by the Council before any decision is made regarding the continued 
pursuit of a stock transfer strategy and re-ballot of tenants. 

6.10 Any re-ballot could be held at any time between autumn 2006 and autumn 2007.  However, a 
further ballot held this autumn would not provide the opportunity (as a result of the restricted 
timescale) for any changes to be made to the transfer offer, whilst a ballot held in autumn 2007 
would provide the minimum time requirement for post ballot activities, necessitating a number of 
post ballot activities to be undertaken during the pre-ballot period, with a consequent increase of 
“at risk expenditure”.  

6.11 It is therefore considered at this stage that the optimum time for any re-ballot is during the spring 
or summer 2007, as this would enable the Council to review the transfer offer to tenants and 
undertake a further communication and consultation exercise, whilst providing an adequate 
timescale for post-ballot activities.     

Section 7 

7. Market Research Survey 

7.1 In order to provide sufficient evidence of whether or not tenants would now or at sometime in the 
future vote for either the Council’s transfer proposal or an amended transfer proposal in a future 
re-ballot, a robust market research survey is required.  In order to commission such a survey a 
number of options may be considered.  

7.2 Sample Surveys 

A sample survey of tenants can be undertaken which will give a degree of accuracy depending 
on the number of tenants interviewed.  A sample of 500 tenancies, as undertaken in the Stock 
Transfer Awareness Survey would give an accuracy of +/- 4.5%.  Increasing the sample size 
would improve accuracy but only by a slight margin, whilst costs would increase for a larger 
sample.  A number of options are given below:- 
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 No. Interviews Cost Accuracy
    
Option 1 500 £2,890 +/- 4.5% 

 
Option 2 750 £4,250 +/- 3.7% 

 
Option 3 1,000 £5,500 +/- 3.2% 
    

7.3 Census Survey 

An alternative is to undertake a census survey of all tenants.  The Council currently hold 4,700 
telephone numbers and it is estimated that a telephone survey of all numbers would generate 
approximately 2,000 telephone interviews giving an accuracy of +/- 2.2%.  Additional telephone 
numbers could be searched for at a cost of £0.09 per trace with a successful interview at a 
further cost of £5.36 each. There is approximately 1,000 tenancies with no telephone number 
available, and estimated costs of tracing and undertaking 500 additional interviews together with 
the survey of existing numbers are set out below:-  

 No. Interviews Cost Accuracy
    
  Option 4 2,000 £10,500 +/- 2.2% 
    
  Option 5 2,500 £13,270 

(inc. tracing cost for 1000) 
+/- 1.7% 

    
Section 8 

8. Corporate Implications  

8.1 In considering the two options and determining a future strategy for the Council’s housing stock, 
the Council must also consider the impact of each option upon its priorities in other service 
areas.  

8.2 Council at its meeting of the 22 February 2006 approved two budgets dependant upon the 
outcome of the Stock Transfer Ballot. The Stock retention budget has now been implemented by 
the Council whereas the Transfer Budget offered lower Council Tax increases in the short term 
pending an additional cost to the General Fund of £200,000 per annum after the initial three 
years. 

8.3 The implications will now have changed mainly as a result of a delay in the potential transfer and 
the positive retention strategy. 

8.4 It is considered that stock retention would have a minimal impact upon the General Fund 
revenue account, although the proposed review of activities which are charged to the HRA could 
result in some “downsizing” of support services and a possible reallocation of certain corporate 
costs.  

8.5 In contrast stock transfer would have a detrimental effect on the General Fund revenue position 
as a result of:- 
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(a) Expenditure on the further pursuit of a stock transfer strategy, if the subsequent ballot 
was negative.  

(b) The absence of certain costs being shared by the HRA. 

(c) A reduction in accumulated capital receipts which are estimated to be available at the 
time of transfer.  

8.6 Provisional estimates suggest that the residual costs to be borne by the General Fund following 
Transfer would increase by £25,000 to £100,000 per annum depending upon the date of transfer.  
These increased costs need to be considered in the context of a new three-year budget cycle 
and an updated Financial Projection which will be the subject of a separate report to Cabinet. 

8.7 It is therefore considered that dependent on any proposed re-ballot date, detailed financial 
appraisal should be undertaken in respect of the potential options for the completion of any stock 
transfer and that this information is considered by Cabinet and Council before the Council’s 
future housing strategy is determined. 

Section 9 

9. A Possible Way Forward 

9.1 In determining a future strategy for its housing stock, the Council has the choice of pursuing a 
“positive retention strategy” or continuing to pursue a strategy of stock transfer.  

9.2 The implications, constraints and uncertainties regarding the adoption of a “positive retention 
strategy” in the short-term are detailed in this report and the pursuit of this would be in 
accordance with the mandate from tenants as provided by the result of the March 2006 transfer 
ballot.  

9.3 In contrast a number of the implications, constraints and uncertainties regarding the continued 
pursuit of stock transfer cannot be quantified at the present time.  In particular, the Council has 
no reliable information as to the reasons why tenants rejected transfer and whether as a result of 
reflection in the post-ballot period, tenants would now or in the future vote, in favour of transfer. 
As this information is considered to be critical to the further pursuit of any transfer strategy, it is 
suggested that a decision on the Council’s future strategy for its housing stock should be 
deferred, pending commissioning and then considering the results of a market research survey.  

9.4 The financial and corporate implications of continuing to pursue a stock transfer strategy are 
dependent on a number of factors and these cannot be fully evaluated until the timescale for any 
re-ballot and subsequent transfer are determined.  As this will be dependent on the results of the 
market research survey it is not therefore possible to fully evaluate the financial and corporate 
implications at this stage.  

9.5 It is therefore considered that the financial and corporate implications of a continued stock 
transfer strategy should be further evaluated and form part of a further report, together with the 
results of the market research survey.  

9.6 DCLG guidance advocates that tenants have a fundamental role in the option appraisal process 
and be “at the heart” of developing any transfer proposal.  The Council met this requirement for 
both the option appraisal and the development of the transfer proposal, by ensuring that tenants’ 
representatives formed an integral part of an inclusive process.  
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9.7 However, tenants’ representatives have not at the present time had any input into the Council’s 
current consideration of the future options for its housing stock and this is considered to be 
contrary to both DCLG guidance and “best practice”.  It is therefore suggested that the views o 
both the Chase Tenants and Residents Federation and its constituent tenants and residents 
associations are sought regarding the Council’s future strategy for its housing stock and that 
these are reported for consideration at a future meeting.  

9.8 In order to achieve the above, it is therefore suggested that:- 

(a) Consideration of the available options and the recommendation to Council of future 
strategies for the Council’s housing stock are deferred for consideration by Cabinet at 
its meeting on 21 September 2006.  

(b) A market research survey is commissioned to ascertain the reasons why tenants 
rejected the transfer offer and whether or not as a result of reflection in the post-ballot 
period, tenants would now or in the future vote in favour of transfer.  

(c) The format and questions in respect of the market research survey are agreed by the 
Deputy Chief Executive, following consultation with the Social Inclusion and Housing 
Leader.  

(d) The results of the market research survey when available are circulated for 
consideration to all Members of the Council, the Chase Tenants and Residents 
Federation and its constituent tenants and residents associations and other 
stakeholders, including locally recognised trade unions.  

(e) The Social Inclusion and Housing Select Committee be requested to consider the 
results of the market research survey, and the available options at their meeting on  
8 September 2006. 

(f) The Chase Tenants and Residents Federation, its constituent tenants and residents 
associations and other stakeholders, including locally recognised trade unions are 
invited to submit their views on the available options and the Council’s future housing 
strategy.  

(g) The financial and corporate implications of a continued stock transfer strategy be 
further evaluated and are reported, together with the results of the market research 
survey and the views of stakeholders to Cabinet on 21 September 2006.  

(h) An application is made to the DCLG to “rollover” the Council’s place on the Housing 
Transfer Programme to the 2006 programme on condition that it may be withdrawn 
following the determination of a future strategy for the Council’s housing stock, by 
Council on 27 September 2006.  

(i) In view of the restricted timescale for the market research survey and the submission 
of an application to “rollover” the Council’s place on the Housing Transfer Programme, 
the Council’s call in procedures are suspended in respect of these matters.  

Section 10 

10. Contributions to CHASE 
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10.1 The adoption of either “positive retention strategy” or the continued pursuit of a stock transfer 
strategy would contribute to CHASE by ensuring that the Council’s housing stock meets the 
decent homes standard by 2010. 

10.2 In November 2005, Cabinet agreed to four Strategic Housing Priorities that deliver our “Housing 
Vision” and contribute to both the Community Strategy and CHASE objectives.  These Strategic 
Housing Priorities will form the basis of our forthcoming Housing Strategy for the District and 
delivering decent homes is part of the “Modernising the Housing Stock – a decent home for all” 
priority.  

10.3 The pursuit of either strategy would also contribute to other CHASE objectives as follows:- 

(a) Health – helping to develop a healthy community through the effective management 
and maintenance of the Council’s housing stock.  

(b) Access to Skills and Economic Development – contribution to the development of a 
strong local economy through major works contracts and investment in the housing 
stock. 

(c) Environment – contribution to a clean, safe and sustainable environment through the 
effective management of Council estates.  

10.4 The additional £73 million of improvements and enhanced services which would be provided 
through transfer, in accordance with the Cannock Chase Standard, would however substantially 
increase the benefits under CHASE.  In particular, transfer through employment training and 
other regeneration initiatives would provide a number of additional benefits in relation to “Access 
to Skills and Economic Development”, whilst the £1.5 million of planned expenditure on 
environmental improvements would have positive impacts on the “environment”.  

          Section 11 

11. Section 17 (Crime Prevention) Implications 

11.1 Actions to combat anti-social behaviour on the Council’s estates which would be undertaken 
through a “positive retention strategy” and stock transfer would have positive implications for 
crime prevention.  

11.2 Stock transfer would however provide additional resources through a “specialist community 
safety team” and would in addition finance an array of security measures including fencing and 
other estate improvements.  

 

       

 Section 12  

12. Human Rights Act Implications 

12.1 Article 8 provides that:- 
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‘(1) Everyone has the right to respect for his private and family life, his home and his 
correspondence. 

(2) There shall be no interference by a public authority with the exercise o this right except 
such as in accordance with the law and is necessary in a democratic society in the 
interest of national security, public safety or the economic well-being of the country, for 
the prevention of disorder or crime, for the protection of health or morals, or for the 
protection of the rights and freedom of others.’ 

12.2 Article 1 of the First Protocol provides that:- 

‘Every natural or legal person is entitled to the peaceful enjoyment of his possessions.  No-one 
shall be deprived of his possession except in he public interest and subject to the conditions 
provided for by law and by the general principles of international law. 

The preceding provision shall not, however, in any way impair the right of a state to enforce such 
laws as it deems necessary to control the use of property in accordance with the general interest 
or to secure the payment of taxes or other contributions or penalties.’  

12.3 In considering options of dealing with its housing stock, the Council is complying with legislation 
which empowers it to take such a step and, at the same time, considering the needs of the 
residents of the District.  

12.4 Although tenants of Council housing would not be deprived of their homes and current rights 
given to them by law, the continued pursuit of stock transfer would have an impact on the way 
their homes are managed in the future.  

12.5 However, the legislation requires tenants to be consulted and to be fully informed of the 
advantages and disadvantages of any further transfer proposals.  This would be addressed by 
the appointment of an Independent Tenants Advisor and a further consultation and 
communication exercise.  In addition, any further transfer proposal would be the subject of a 
further ballot of tenants.  

12.6 For the above reasons, the Council’s actions are considered to be compatible with the Human 
Rights Act 1998.  

Section 13 

13. Data Protection Act Implications  

13.1 The following advice has been received from the Council’s former stock transfer Legal Advisors 
(Anthony Collins Solicitors):- 

 “Please note the recent Information Commissioner’s decision that there should be disclosure of 
Council tenanted addresses to Members that request it with no limit that this should only be for 
their wards.  Whilst this is unlikely to be challenged by the local authority in question (because it 
is irrelevant to them now), we understand a number other local authorities are looking to 
challenge the Information Commissioner’s decision.  The guidance upon which we based our 
previous advice to the Council is still on the Information Commissioner’s website.” 

Section 14 
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14. Risk Management Implications  

14.1 The Risk Management Implications of the Future Strategy for the Councils housing stock has 
been referred to throughout the report but can be summarised as follows : 

14.2 The Council has two options for its future strategy “a positive retention strategy“ or “stock 
transfer” which are dependant upon an informed decision involving all parties being made as 
soon as possible to enable either an improvement plan to be implemented for “retention” or a 
“transfer strategy” formulated and a re- ballot undertaken. 

14.3 Stock transfer will enable an additional £73 million to be invested in the housing stock but is 
dependant upon the DCLG rolling over gap funding based upon an application from the Council. 
This level of gap funding is unlikely to continue in the future with a rollover of the existing 
approval representing the best route for the Stock Transfer option. The deadline for applications 
being the 31 July 2006. 

14.4 The recommendation to submit a rollover application, with the facility to withdraw following 
consideration by Cabinet of all issues, will ensure that this opportunity is maintained until further 
information is available. 

14.5 A stock transfer process will involve a considerable amount of expenditure and employee time 
and could only be justified if evidence exists that tenants would either now or in the future vote in 
favour of transfer. 

14.6 There is no available evidence to support this at this time however the recommended market 
research survey would ascertain the current views of tenants and enable further consultation to 
be undertaken before a decision is made on the Housing stocks future strategy. 

14.7 The stock retention option would also require approval by the Government (GOWM) in that the  
stock retention promises can still be delivered. The Council have implemented its retention 
budget strategy and at this present time considers that this strategy will in the short term satisfy 
GOWM requirements. 

14.8 The retention strategy will however need to subject to regular monitoring and review of available 
resources and expenditure requirements  

14.9 The Decent Homes Standard can be delivered by 2010 under retention however there are a 
number of issues in relation to the Council’s PRC properties. Residents have asked for the 
Council to look again at structural reinstatement particularly for Reema Properties( Moss estate) 
and Cornish houses (Pye Green). 

14.10 An application to the GOWM to relax the decent homes requirement for these properties to 
beyond 2010 will enable alternative options and funding for such properties to be fully explored 

14.11 Although the improvements under the Cannock Chase Standard could not be provided under a 
retention strategy, the quality of Landlord services could nevertheless be improved and a two 
star Audit Commission assessment achieved by 2009. 

14.12 A comprehensive improvement plan is currently being drafted and will be available in August 
2006 . 

Section 15 
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15. Legal Implications  

15.1 Generally, the legal implications are set out throughout the report. 

15.2 However, as set out in the statutory ‘General Principles’ issued by the Government, one of the 
principles that Members must consider when undertaking their duties is “Stewardship” which is 
defined as: 

  “Members should do whatever they are able to do to ensure that their authorities use 
 their resources prudently and in accordance with the law.” 

15.3 As indicated in a number of paragraphs in the report, the Council needs to be satisfied that there 
is evidence that tenants would, either now or in the future, vote in favour of transfer before 
committing to the expenditure of public monies which would be required by continuing with the 
transfer option and re-balloting of tenants. 

15.4 Clearly, continuing with stock transfer and re-balloting tenants is an option available to the 
Council and in order to provide evidence that would justify this course of action, it is proposed 
that a market research survey of tenants be undertaken and the outcome used to inform the 
decision which is facing the Council. 

15.5 It is considered that Members would be acting prudently in commissioning the survey in order to 
provide an up-to-date information which can then be shared with interested parties/stakeholders 
and used to inform the decision on the options facing the Council in relation to the future of its 
Housing Landlord Service.  

Section 16 

16. Financial Implications  

16.1 The cost of undertaking a Market Research survey is estimated to be a maximum of £13,270 and 
can be funded from existing budgets for Service Improvements. 

16.2 The financial implications of the available options for the future strategy of the Councils Housing 
Stock  have been outlined throughout the report however no detail can yet be provided on the 
cost of a Stock transfer process since it is dependant on a number of factors. 

16.3 Subject to the results of the Market Research Survey and a decision to consider re-balloting a full 
financial appraisal would be undertaken to determine the implications of a stock transfer strategy 

16.4 No provision exists in either the HRA or General Fund budgets for the costs of Stock transfer 
however Harvest Housing group have indicated  that they are willing to contribute £100,000 to a 
continuation of the stock transfer process. 

16.5 The corporate implications of the options have been referred to in Section 8. 

Section 17 

17. Human Resource Implications  

17.1 There are no human resource implications arising as a direct consequence of undertaking a 
market research survey, however, careful consideration would need to be given as to how this 
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decision is communicated to employees to ensure that any potential for uncertainty about the 
future direction of the delivery of housing services does not have an adverse impact on the 
delivery of the improvement plan objectives being developed in respect of a positive retention 
strategy. 

17.2 The human resource implications associated with the Council deciding to pursue stock transfer 
have been fully discussed in previous reports to Council and would be updated in the event of 
this decision being taken, following the market research survey work.  

Section 18 

18. Conclusions 

18.1 That the recommendations set out in Section 2 of the report are agreed.  

 

Background Papers 

(a) Department for Communities and Local Government – Discussion Paper “From Decent Homes 
to Sustainable Communities” (June 2006) 

(b) March 2006 Transfer Ballot – Analysis of Voting Across the District 

(c) Letter from the Harvest Housing Group 
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