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1.0        INTRODUCTION 

1.1 This document sets out Telford and Wrekin Council's plans for improving the quality of the private sector housing stock in our Borough.  We believe that residents in all tenures should have the opportunity to live in a decent home – a home that is safe, warm and secure.  

1.2 This strategy looks at information on the condition of private sector homes in Telford and Wrekin.  It explains the circumstances where the Council may offer financial help where properties need repair or improvement.   It also sets out how we will use enforcement powers to deal with private sector properties that fail minimum standards and to deal with long term empty homes.  
1.3 Sub-standard homes can harm the health of the people who live in them. This strategy is important, therefore, not just because it deals with action to tackle poor quality housing but because it will lead to wider benefits for the health of our residents.
1.4 In preparing this Strategy, our overall vision is:
“To give every resident of Telford and Wrekin the opportunity to live in a property that is decent, safe, warm and secure”

1.5 Our overall objectives are:  

(i) To provide effective advice and information services to residents to enable them to deal with housing problems. 

(ii) To provide targeted financial assistance to residents who need it to enable them to live in decent, safe, warm and secure homes.

(iii) To reduce fuel poverty through targeted assistance and intervention.

(iv) To protect the health, safety and welfare of residents by enforcing where necessary statutory housing standards. 

(v) To encourage the provision of additional affordable housing and the return to use of long term empty properties.   

(vi) To provide services which assist residents with disabilities to enjoy and make the best possible use of their home. 

(vii) To provide preventative services which assist older residents to remain safe, secure, warm and comfortable in their own homes.  
2.0 
THE STRATEGIC CONTEXT 

National Policies

2.1 The Government signalled a new approach to private sector housing with “The Way Forward for Housing” in 2000.  This lead to the Housing Act 2004, which introduced the Housing Health & Safety Rating System (HHSRS) for dealing with significant hazards in homes, mandatory licensing of higher risk HMOs, and powers to deal with problem rented properties and long term empty homes.   

2.2 The Regulatory Reform Order 2002 gave local authorities much greater flexibility when offering financial assistance.  However, in order to use this freedom, a council has to prepare a Private Sector Housing Strategy and Housing Assistance Policy based on evidence of local housing conditions and needs.  It has to show that the framework is  consistent with national, regional and local policies.  This Strategy draws on information from the 2008 Telford and Wrekin House Condition Survey.   

2.3 Government now feels the equity in many private sector homes should be used to finance essential repair and improvement works.  Increasing numbers of local authorities have moved away from giving financial assistance simply through grants and, in partnership with Government backed specialist providers, offer low cost equity release products with little risk of repossession.  

2.4 The Regulatory Reform Order does not affect the Council's duty to make available mandatory Disabled Facilities Grants (DFGs).
2.5 The Government has recently published “Lifetime Homes, Lifetime Neighbourhoods” to respond to the challenges posed by an increasingly ageing society.  It includes significant changes to DFGs, an expanded role for home improvement agencies and promotion of equity release schemes.
2.6 The strategy links closely with the new “Independent Living Strategy”, which commits the Government to increasing funding for DFGs and other measures to promote independent living.  The need for a coherent approach linking housing, health and care is also emphasised in the White Paper “Our Health, Our Care, Our Say” and is underlined in the recent statement "Putting People First”.

2.7 The Decent Homes Standard is key part of Government policy and is an important benchmark.    It contains four main criteria – that a dwelling should:-

a. Be free of serious hazards under the HHSRS)

b. be in a reasonable state of repair, and 

c. have reasonably modern facilities & services
d. provide a reasonable degree of thermal comfort (effective insulation and efficient heating).    

2.8 The Government target for decent homes in the social sector requires all social landlords to ensure their homes all meet the Decent Homes Standard by 2010.    The Public Service Agreement (PSA) 7 target set for the private sector no longer applies.  However, we feel the target acts as a useful benchmark gauging how we have performed in the past and how we intend to perform.  
2.9 The PSA7 target required local authorities to ensure that the proportion of vulnerable households (in receipt of income related or disability benefit) living in decent homes should be:

· 65% by October 2007

· 70% by October 2010

· 75% by October 2021

2.10 Our 2008 House Condition Survey showed that we are falling short of the target.  This strategy sets out what we will do to address this. 
2.11 The Government also sees home improvement agencies as very important - whether by simply giving advice or guidance, practical help through handyperson schemes, or by helping to arrange finance and supervising work.  Lifetime Homes, Lifetime Neighbourhoods also promotes a growing role for home improvement agencies and commits additional funding for rapid repairs and adaptations services.  

2.12 Domestic energy efficiency (especially fuel poverty
) is a growing Government concern. The Home Energy Conservation Act 1995 set targets for councils to reduce home energy consumption.  The Government wants to eradicate fuel poverty by 2016.  Thermal comfort is a criterion in the Decent Homes Standard and “excess cold” is a hazard covered in the new HHSRS.  All will increase pressure to improve the energy efficiency of homes in Telford and Wrekin.  
Regional and Sub Regional Strategies 
2.13 Telford and Wrekin is one of 34 authorities in the West Midlands region.  The region is very diverse and has been divided into four Sub Regional Housing Market Areas (HMAs).  Telford and Wrekin falls into the Central HMA, along with 15 other authorities of an essentially urban character including near neighbour Wolverhampton.  We come within the West Central sub-sector of this HMA.  

2.14 The West Midlands Regional Housing Strategy 2005
 sets out four key priority areas which influenced the development of this strategy:

· Promoting housing choice (both affordable housing and open market), in particular increasing the supply of rented social  housing; 

· Improving the affordability of market housing by promoting a better balance between supply and demand; 

· Improving conditions in all sectors to meet the Decent Homes Standard; 

· Creating and maintaining sustainable, inclusive and mixed communities in all areas, whether urban or rural.  

2.15 The Regional Housing Strategy dovetails with the West Midlands Regional Spatial Strategy (RSS) and the West Midlands Regional Economic Strategy (RES).  Both of these strategies highlight the importance of Telford as a sub regional centre outside the major urban areas; a focus for housing development, inward investment and growth of employment opportunities. 

2.16 The RSS also acknowledges the potential housing market vulnerability on the South Telford estates (the Woodside, Brookside and Sutton Hill estates built by the former Telford Development Corporation in the 1970s with non traditional Radburn estate layouts).  A study by ECOTEC Research and Consulting lead to the EVOLVE Partnership
, the Black Country and Telford and Wrekin Housing Market Renewal initiative, which covers parts of the Black Country authorities in addition to the South Telford estates.  
2.17 The Partnership has published a prospectus setting out proposals for large scale spending over the longer term (£173.5m), and a funding bid in 2006 secured £9m for work across the EVOLVE area.  The funding secured to date has helped Transforming Telford, the economic regeneration company for Telford, carry out major works on Woodside altering the estate layout to deal with problems caused by the Radburn design.  The initial phases have proved to have been very successful.  
2.18 This Strategy also takes account of the West Midlands Regional Assembly Health and Well-Being Strategy.  This illustrates well the ways that poor housing can damage health – not just the obvious links between cold and excess winter deaths, hazards and illness/accidents in the home but also the damage that homelessness and overcrowding cause. The Strategy urges action to:
· Reduce the number of non decent homes;

· Tackle poor thermal comfort and fuel poverty;

· Promote independent living for older people and people with disabilities;
· Tackle homelessness with young people as a particular priority;

· Dealing with particular housing issues in rural areas 
· Ensuring that service delivery includes the needs of groups such as migrants, refugees and gypsies and other travellers. 
Local Strategies 

2.19 This Strategy has to link effectively with strategies at local level.  Key amongst these are:  

· Telford and Wrekin Community Strategy 2006 – 2011 

· Wrekin Local Plan 2000 – 2006

· Telford and Wrekin Core Strategy Development Document 2007 – 2016

· “A Question of Balance: a growing, sustainable community” Telford and Wrekin Housing Strategy 2003 – 2006 (this is currently being updated)

· Telford and Wrekin Homelessness Strategy 2008 – 2013

· Telford and Wrekin Supporting People Strategy 2005 – 2010

· "Developing Health and Health Care: A Strategy for Shropshire, Telford and Wrekin" Shropshire NHS Partners 

· Telford and Wrekin Affordable Warmth Strategy 2008

2.20 The Community Strategy sets out the broad vision and priorities of the Telford and Wrekin Strategic Partnership.  The Strategy emphasises greater co-ordination of help for older people and in particular the expansion of the Home Improvement Agency along with work to tackle fuel poverty. 

2.21 The Local Plan will shortly be replaced by the Local Development Framework.  The Telford and Wrekin Core Strategy Development Document 2007 – 2016 is the overarching document at the heart of the LDF which sets out its vision, objectives and strategy - sustainable development is its overriding principle.  
2.22 A key priority is continuing housing development to accommodate the growth dynamic of the area but the Strategy also stresses that regeneration and revitalisation of less prosperous communities will be a major focus.  The LDF highlights Telford and Wrekin’s successful bid for New Growth Point status. 

2.23 The Housing Strategy is about to be updated.  However, the existing Strategy highlights concern over the former TDC estates in South Telford because of the Radburn layouts and the style and standard of construction.   The Strategy also draws attention to evidence of deteriorating conditions in the private sector. 

2.24 Telford and Wrekin has experienced high levels of homelessness in recent years.  However following action by the Council, the incidence of homelessness has fallen since 2003.  Realistically homelessness is set to increase again as repossessions rise in the current economic downturn.   
2.25 We recognise that the privately rented sector has an important role to play in providing affordable housing and helping tackle homelessness.  Our Private Sector Housing Team has worked closely with established local landlords to provide housing to homeless people and we intend to develop this role further. 

2.26 The Supporting People Strategy is very relevant to the Private Sector Housing Strategy as it deals with support to vulnerable groups to promote independent living, and the budget funds parts of our Home Improvement Agency costs. 
2.27 The Shropshire wide NHS strategy has a significant impact on this Strategy because of the clear links between housing and health.  We are committed to close working with the Telford and Wrekin Primary Care Trust – the Health Through Warmth programme helping people whose health has been affected by a cold property is part funded by the PCT.  

2.28 This Strategy links with our Affordable Warmth Strategy and aims to build on it – fuel poverty is a significant problem and many Telford and Wrekin homes are still unnecessarily cold in winter.  We want to reduce this.  

2.29 The introduction of a neighbourhood (“localised”) management initiatives has not yet been set out in a formal strategy.  In the South Telford Neighbourhood Management Pilot, an intensive multi-agency focus co-ordinated by a Neighbourhood Manager has helped improve community cohesion and reduce anti social behaviour.  This strategy will build on this approach.  
3.0
TELFORD AND WREKIN - THE LOCAL CONTEXT 

Location, Population and Characteristics 

3.1 Telford and Wrekin lies to the west of the main West Midlands conurbation, north west of Wolverhampton and south east of Shrewsbury.  We are surrounded by rural districts in Shropshire and Staffordshire.  Our current population is around 165,000 having grown from 158,300 in 2001. 

3.2 Our main population centre is the planned “New Town” of Telford, originally designated as Dawley New Town in 1963 to house population overspill from the urban Midlands.  It was renamed Telford New Town in 1968 when enlarged to take in the towns of Wellington and Oakengates.  To the north east lies the market town of Newport and to the south the historic settlement of Ironbridge.
3.3 Although Telford is now the largest urban centre in the West Midlands outside the major urban areas of Birmingham/Black Country and North Staffordshire, over 72% of our Borough is still rural, mostly to the west and north of the Borough.  

3.4 Telford expanded rapidly in the 1960s and 1970s, lead by the Telford Development Corporation (TDC).  Much of the new housing was social housing managed by the TDC as part of the planned overspill programme.  A large part was on estates with the Radburn layout
 and used non traditional construction.  Many of these properties are now privately owned.  Although still fairly modern, as described later the condition of parts of South Telford does cause concern.  

3.5 During the 1980s and 1990s growth continued through private developers on land previously designated for development.  Telford is now a sub regional focus for housing and economic development and growth continues.  Substantial investment in manufacturing means we have a very large manufacturing sector at 28% - which may make local jobs more vulnerable in the economic downturn.  

3.6 The chart in Appendix 1 shows the age profile of the heads of household found in the survey compared with the national position.   There are significantly more heads of household aged 60 – 74 and 85 years and older, which does have implications for this Strategy as residents in those age groups are more likely to require housing assistance and adaptations.  The Core Development Strategy recognises the future growth of older households as a major challenge.  

Housing Market 

Tenure Mix 

3.7 The recent House Condition Survey estimated there to be 68,600 dwellings in Telford and Wrekin across all tenures.   The most striking features in Telford and Wrekin are the low proportion of owner occupation (63% compared with 70% nationally) and the high proportion of social housing at 25% (17% nationally). 
Housing Market Assessment 
3.8 Telford has traditionally seen house prices lower than surrounding areas.  Prices are higher in the rural and Newport areas.  Land Registry figures for the period July to September 2008 show the average house price in Telford and Wrekin was the lowest in Shropshire, and lower than Birmingham, Dudley and Walsall.  A fall of over 11% from the previous quarter reflected the very weak housing market that has developed through 2008.  The 2008 House Condition Survey showed the average equity in properties was £77,600.   
3.9 We recently commissioned Nevin Leather Associates to carry out a Housing Market Assessment.  This Assessment examined carefully trends in population, house prices, household migration, population and household data, and also the economic circumstances of residents. 

3.10 Their October 2007 report indicates that there is a broad division into three submarkets – the built up area of Telford, Newport and the rural area.  In general terms, the report concluded that Telford has lower property values, higher proportions of social and privately rented housing, lower incomes and higher levels of deprivation.  By contrast, the rural area has higher property values, more owner occupation and much higher average incomes.  Newport falls between the two.  
3.11 The Nevin Leather Housing Market Assessment report drew a number of key conclusions about the current housing market.  These are summarised in Appendix 2.  Of particular relevance to this Strategy: 
· Increasing numbers of older households;

· Increasing numbers of smaller households;

· Significant polarisation with household incomes and the extent of deprivation; 

· Serious lack of affordable housing;

· The importance of the growing privately rented sector in providing access to affordable housing.
The Telford and Wrekin House Condition Survey 2008

3.12 Stock condition surveys are carried out to give an accurate picture of housing conditions in a district using a sample of properties chosen at random.  The overall results are analysed to give a clear picture of housing issues – hazards, disrepair, compliance with Decent Homes Standard, etc, along with information on social issues.  The Government carries out a national stock condition survey every year now with the English House Condition Survey (EHCS).
3.13 A House Condition Survey covering all tenures was carried out on behalf of Telford and Wrekin  during the early part of 2008 (nominal sample 1,250 dwellings).  Sampling was conducted in five sub-areas: Focus areas
, Newport, Suburbs, former Telford Development Corporation (TDC) Estates
 and the remaining Rural sub-area.  A map of the sub-areas is shown at Appendix 3. 
Profile of the Private Sector Stock  

3.14 As described already, owner occupation is significantly lower and social housing substantially higher in Telford and Wrekin.  As shown by Figure 2 in Appendix 1, the housing stock in Telford and Wrekin is much younger than the national average.  The proportion of homes built pre war is a third of the national average and the proportion built post 1964 60% greater.  The older properties are mainly owner occupied and privately rented. 
3.15 This reflects to an extent in figures of non decent homes being lower than the national average.  However, the house condition survey also showed there were significant problems in many homes built during the early New Town expansion . 

3.16 The Housing Act 2004 introduced a new, broader definition of house in multiple occupation (HMO).  Nationally, conditions in houses in multiple occupation tend to be worse than in privately rented dwellings in single household occupation.  

3.17 The proportion of HMOs in Telford and Wrekin was estimated at 1% (660 properties), half the national average.  The Housing Act 2004 also introduced mandatory licensing for higher risk HMOs (three or more storeys with 5 or more residents in 2 or more households).  The survey estimated there to be 60 licensable HMOs in Telford and Wrekin (we have licensed 15 so far).  
3.18 The number of HMOs appears to be growing, reflecting increasing demand especially as higher education expands in the locality.  Ensuring appropriate standards in HMOs does involve a significant amount of Officer time. 
3.19 Long term empty properties are a wasted resource, have a negative impact on neighbouring properties and often act as a focus for anti social behaviour.  Overall, the proportion of empty properties in Telford and Wrekin at 1.7% is less than half the national average.  However, by tenure the rate is 1.4% in the owner occupied sector and significantly higher in the privately rented sector at 4.4%.  

3.20 There are always empty properties as part of the normal housing market.  More significant is the rate of long term vacant properties (6 months plus).  In Telford and Wrekin the house condition survey found the overall rate was 0.2% (150 properties) all located in the private sector.   Whilst below the national average of 1%, these long term empty homes are still a very significant wasted resource.
The Decent Homes Standard 

3.21 The Decent Homes Standard is the main Government benchmark of housing condition.  Part 1 described the four criteria of the standard and the detail is set out at Appendix 4.  The survey found that 15,100 dwellings (22.0%) failed the Decent Homes Standard.  This is significantly lower than the national average of 37.5% from the EHCS 2006.  Excluding RSL properties, the number of non decent properties in the private sector is 13,000.
3.22 The table at Figure 3 in Appendix 1 shows the reasons for failure of the standard.  Category 1 hazards are the main reason for failure – although the rate is two thirds the national average of 22.4%, this still means nearly 10,000 properties in our Borough have a significant hazard in their home.
3.23 The survey looked at the rates of non decency by tenure, build type and construction date
.  The highest rates of non decency were found in the privately rented sector, small terraced houses (as found typically on the former TDC estates as well as pre-1919 properties), semi-detached houses and in flats. 

3.24 The rates of non decency were substantially higher on the former TDC estates, followed by the Focus areas – even though the homes are not yet 40 years old. 
The PSA7 Target 

3.25 The first PSA7 target was 65% to be achieved by 2007, followed by a target of 70% by 2010.  The house condition survey showed the proportion of vulnerable households living in decent homes was in fact 63.5%, so neither the 2007 nor  the 2010 target has been met – with a shortfall of 660 homes with vulnerable occupiers to meet the 2010 target.  

3.26 In practice, interventions by ourselves and partner agencies since the survey will have made at least 100 such properties decent, reducing the shortfall to 560. We set out in Part 4 how we will meet this target over a five year period.
3.27 The survey looked at the shortfall by sub-area
.  Again the highest rate is found in the former TDC estates; the Newport and rural areas also had high figures. 

3.28 The cost of making homes decent, however, does present a very big challenge  – the survey estimated the cost of works just to put right failures of the Decent Homes Standard at  over £50 million.  The cost just to make the PSA7 target shortfall is over £2m.  These potential costs are a major factor in our decision to introduce systems to help property owners to use funds released from equity to pay for works necessary to make their homes decent. 

Housing Health and Safety Rating System 

3.29 Until 6 April 2006, the Fitness Standard was the lowest acceptable standard for housing in England and Wales.  It has now been replaced by the new Housing Health and Safety and Rating System.  

3.30 The HHSRS concentrates on assessing the potential hazards that a dwelling may present to potential occupiers and visitors of a property (ie not just actual occupiers at the time of the inspection)
.
3.31 As it did with unfitness, a local authority has a mandatory duty to take statutory action to deal with a Category 1 hazard.  With Category 2 hazards, an authority has a discretionary power to statutory action.  
3.32 The condition survey found the overall proportion of properties with category 1 hazards is 14.4% (9,980 homes) compared with a national average of 21.6%.   Although the rate is below the national average, we are still concerned that almost 10,000 homes contain at least one category 1 hazard, almost 8,000 of them in the private sector.   

3.33 Key findings from the house condition survey in respect of category 1 hazards were: 

· The main reasons for category 1 hazards were excess cold (70%), damp & mould growth (19%) and falling on stairs etc (16%).

· The rate in the privately rented sector at 21% was higher than for the owner occupied sector (14%).

· The rate by building type was highest in converted flats (28%).

· The rate was highest in former TDC estates at 27%.

· The cost just to rectify category 1 hazards is estimated at over £23m.
3.34 These findings guided us when making changes with both housing assistance and private sector enforcement. 
Thermal Comfort and Fuel Poverty 

3.35 The house condition survey looked closely at thermal comfort issues and in particular at fuel poverty.  Key findings were:  

· The mean SAP rating (an energy efficiency score running from 0 – 100) for Telford and Wrekin is 55, higher than the national figure of 49.  (The  Government target SAP rating is 65). 

· The least energy efficient homes are older homes, those in the rural sub-area and converted flats.

· The cost to rectify failures of the thermal comfort criterion of the Decent Homes Standard is over £7m (average cost per dwelling £1,560).

· There are an estimated 3,200 households (5%) in fuel poverty (2006 national estimate 14%).  In reality, both figures will have risen substantially given recent rises in fuel costs. 

· Fuel poverty was highest in the rural sub-area.

· The total cost of rectifying fuel poverty in owner occupied dwellings is estimated at just over £6m.  Where the household is in receipt of benefit, a Warm Front grant is likely to be available, although this may not cover the full cost of the works.  
· The cost to rectify fuel poverty in the 600 homes where households are not in receipt of benefit was estimated at over £2m. 
Disabled Facility Grants 

3.36 The house condition survey found that 22% of households (14,900) felt that there was at least one household member who had a disability.   The survey looked at the potential works necessary and estimated that the cost of adaptations was over £11m.  Even allowing for means tested contributions from householders, the cost is estimated at almost £7m.  

3.37 This means quite clearly that the cost of mandatory Disabled Facility Grants  will continue to be the largest part of our capital programme. We very much welcome the changes the Government has introduced in the funding of DFGs. 
Anti Social Behaviour 

3.38 We recognise that anti social behaviour can have a major affect on people’s quality of life, and so the house condition survey investigated both the extent of this problem and the impact it had on individual households.  
3.39 Analysis of the stock condition survey shows that anti social behaviour is a major concern on the South Telford estates – both in extent and the severity of the problem caused. 
Implications for the Strategy From the Overall Local Context
3.40 It is clear from the House Condition Survey that in general terms housing conditions in Telford  and Wrekin compare favourably with national averages.  However, as we said in the introduction, we believe that residents in all tenures should have the opportunity of living in a decent home and there are positive changes we can make.

3.41 A number of points stand out from the results of the house condition survey, and from the housing market assessment: 
· The growth of older households.
· Increasing polarisation in terms of both household incomes and deprivation.
· The housing stock in Telford  and Wrekin is more modern than the national average but some of the relatively modern properties still have significant problems. 
· There are an estimated 660 HMOs and the number is growing.  

· 150 long term vacant homes is a significant wasted resource. 

· Over 13,000 private sector homes fail the Decent Homes Standard. 
· The highest rates of non decency are found in the privately rented sector, small terraced houses, semi-detached houses and flats. 
· The rate of non decency is highest by in the former TDC estates.  

· The cost just to rectify non decency is over £50 million
· The cost of works just to meet the PSA 7 target is over £2m.  
· The average equity available in owner occupied homes at the start of 2008 was over £77,000. 

· Almost 8,000 private sector homes contain a category 1 hazard.  

· The former TDC estates have the highest rates of category 1 hazards.  
· Over 3,000 households were estimated to be in fuel poverty. 

· The cost to eradicate fuel poverty in the owner occupied sector is over £6 million, and the cost where households are in fuel poverty but are not eligible for a Warm Front grant is over £2m.  

· One in five households have at least one person with a disability.  
· After allowing for means testing, the potential cost of disability adaptations is estimated to be over £7 million.  

· Affordability is a major issue for many aspirant households

· Anti social behaviour is having a blighting effect on the quality of life for many people and this problem is particularly evident on the former TDC estates. 

3.42 The survey sends out a clear message that, whilst most of the house condition indicators show Telford and Wrekin in a positive light, many households are living in non decent conditions, there are significant numbers of older and low income households and we do face challenges in meeting our responsibilities as a housing authority.  

4.0
WHAT WE DO AT PRESENT 

4.1 Whilst it is clear that the changing times and challenges mean that we have adapt to deliver more, we are proud of the private sector services that we currently offer.  These cover informing, advice & specialist support, inspection and enforcement and financial assistance.  
Informing, Advice and Specialist Support

4.2 The core function of our Private Sector Housing Team is to ensure that statutory standards are met.  However, it plays a major role advising and helping tenants, owner occupiers and landlords with a whole range of housing issues.  
4.3 As we recognise that the privately rented sector makes a valuable contribution to the supply of affordable housing our Officers have worked hard to develop a positive working relationship with landlords who deliver good quality housing.  We sit on the Wrekin Landlords Association where an active Landlords Forum allows an active exchange of information on housing issues and standards.

4.4 The focus on developing positive working has helped to:
· achieve the highest standards possible in privately rented housing; 
· make more properties available to vulnerable households;

· help vulnerable households to find suitable accommodation;
· reduce homelessness.  

4.5 As well as dealing with repair issues, housing advice given by the Team extends to debt counselling, benefits advice, etc and in many cases helps to prevent homelessness.  The Team deals with an average of 1,500 telephone queries every month, illustrating the value of the service. 

4.6 The Bond Scheme run by the Private Sector Housing Team makes a major contribution to matching vulnerable households with suitable, affordable housing.  Bonds underwrite the risk of rent default and/or damage to the property.  Landlords give details of available properties which are inspected to ensure they meet exacting standards set by the Team.  
4.7 The Officers identify prospective tenants through referrals and seek to match tenants with appropriate properties taking account of household circumstances.  They then assist with inventories, tenancy agreements, etc.  This plays a big part in making the access to suitable, affordable housing easier for vulnerable households and encourages responsible landlords to meet high standards. 
4.8 The Bond Scheme (which is popular with both landlords and tenants) works as informal accreditation across the Borough.  However, we also run a formal accreditation scheme (linked with grant aid) on the Woodside estate and this has helped greatly to drive up standards and reduce anti social behaviour.  We have also worked with the Harper Adams Agricultural College to advise on accreditation for residential students.  
4.9 Our Home Improvement Agency was relaunched in 2004 to expand the range of services on offer to vulnerable people. Services are delivered mainly to home owners. We recognise that many older and disabled people have real concerns about the problems in organising building works on their home.  The Agency determines the needs of residents and can then offer a range of services – or signpost them to other services or providers.  
4.10 The Home Improvement Agency also offers a free home safety check service (HOMEsafe) for older people in the borough. The check covers falls prevention, fire safety, home security, energy efficiency and home maintenance. 
4.11 Most older people prefer to stay put rather than move home but many need occasional help with minor jobs.  To meet this need, we introduced HOMEfix, a handyperson scheme, in 2006, to carry out minor works for vulnerable residents at subsidised rates. The service is extremely popular, unfortunately leading to a waiting list at times. We explain shortly our proposal to expand the service. 
4.12 Overall, the Agency will deal with around 1,500 cases in 2008/09, up from 450 in 2006/07.
4.13 In partnership with the Bourneville Village Trust, we also operate the THoMAS scheme (Telford Home Maintenance Scheme) in South Telford.  This gives advice on maintenance priorities and plans plus practical help and support with maintenance work and painting. 
4.14 We also work closely with the new Regional Energy Saving Trust Advice Centre to provide information and advice on energy efficiency measures. 
Inspection and Enforcement 

4.15 Statutory enforcement is the core function of the Private Sector Housing Team.  Whilst we work hard to develop a constructive working relationship with responsible landlords we never lose sight of the need to ensure that all properties meet minimum standards.  We adopt a fair but firm policy on enforcement with regular statutory action in cases where informal action proves unsuccessful.  
4.16 Nationally conditions in houses in multiple occupation (HMOs) are less satisfactory than in single household homes, especially with fire safety.  The proportion of HMOs in Telford and Wrekin is lower than the national average, and the proportion of three storey HMOs much lower.  Nonetheless, ensuring HMOs meet necessary standards is a key priority for the Private Sector Housing Team. 
4.17 Most visits to HMOs are in response to complaints, but Officers do carry planned visits around College sites. Officers also carry out proactive visits when “hotspots” are identified, usually from problems associated with drug use. 

4.18 The proportion of long term empty properties in Telford and Wrekin is lower than the national average but there are an estimated 150 long term empty homes.  We combine advice, guidance and encouragement with financial incentives and enforcement measures to bring long term properties back into use, but we recognise that we need to do more and the next section sets out our proposals.  
Financial Assistance 
4.19 Financial assistance can mean a grant and/or a loan, or offering financial advice. Since the Regulatory Reform Order came into effect in 2003, as well as mandatory Disabled Facilities Grants, we have offered a range of discretionary grants, focused on 3 areas: 
· Borough wide grants to owner occupiers to improve housing quality, affordable warmth and home safety

· Borough wide grants to improve housing quality, affordable warmth and home safety to Decent Homes Standards
· Area based grants to complement regeneration work as in Woodside 

4.20 We also have also set up An Affordable Warmth Service who provide a successful Health Through Warmth Scheme across the Borough in partnership with npower and Telford and Wrekin PCT. Clients who are suffering from cold related illnesses can obtain access to a crisis fund provided by npower. 
4.21 Assistance by way of loans has been very limited to date.  These have included the various House Proud loan products available through the Home Improvement Trust and interest free Disabled Facilities Loan (for works in excess of the mandatory limit) and Relocation Loan Assistance where adaptation of an existing property is not feasible.  
4.22 We have also worked with the Fairshare Credit Union.  Other than the Credit Union Loans, loan take up has been minimal.  
4.23 The table at Figure 7 in Appendix 1 shows the broad pattern of expenditure on financial assistance over the past 4 years.  It is clear that expenditure on mandatory DFGs has taken the largest part of the budget, and that the amount spent on DFGs has risen sharply over the four years.  Spending on landlord grants has also risen, matched by a fall in spending on Woodside.  
The Priorities For The New Strategy 

National, Regional and Other Local Priorities 

4.24 Although the PSA7 target for the numbers of vulnerable households in decent homes no longer applies formally, we still feel that this still works as a useful benchmark – and we also believe that as many residents as possible should have the opportunity to live in a decent home.  
4.25 The strategy also needs to reflect the Government view that property owners are responsible for their repair and improvement, the importance of releasing private sector equity and an expanded role for home improvement agencies.  
4.26 It is clear from the estimated figures in the House Condition Survey that the potential costs just to remedy non decency significantly outstrip capital resources which are likely to be available to the Council.  Because of this, we intend to move quickly to introduce an equity release scheme through the Kick Start initiative.  
4.27 Several consistent themes emerge from the regional and local strategies:- 

· Reducing the number of non decent homes;

· Tacking fuel poverty and poor thermal comfort;

· Promoting independent living for older people and people with disabilities;

· Increasing the supply of affordable housing; 

· Tacking homelessness;

· Continuing the growth of Telford and Wrekin; 

· Developing localised management; 

· Bringing long term empty homes back into use. 

Local Housing Context 

4.28 At first sight, there are many positive features about Telford and Wrekin -  we have seen substantial growth in housing, population and jobs and we are set to grow still further.  However, the recent Housing Market Assessment indicated that there are clear signs of growing polarisation with household incomes and there are significant, localised areas of deprivation. 
4.29 The Housing Market Assessment also highlighted the increasing numbers of both older and smaller households, the serious lack of affordable housing and the importance of the privately rented sector in providing access to affordable housing. 

4.30 Whilst the condition of the housing stock in our Borough generally compares well with the rest of the country, the survey did highlight areas of concern.  Although the rate of non decency is much lower than nationally, there are still 13,000 private sector homes which fail the Decent Homes Standard.  Again, although the proportion of homes with a category 1 hazard is two thirds of the national average, there are still almost 8,000 homes with a serious hazard. 
4.31 The rates of non decency and of category 1 hazards were highest by a significant margin on the former TDC estates in South Telford.  These estates also experienced significantly higher levels of anti social behaviour.  
4.32 There are an estimated 150 long term empty homes which represent a significant wasted resource.  Many homes have poor standards of thermal comfort and over 3,000 households are in fuel poverty. One in five households have at least one person with a disability.  Even allowing for the effects of means testing, the potential cost of disability adaptations is estimated to be over £7m million.  

5.0
The New Direction 
5.1
We are committed to reducing the numbers of vulnerable households in non decent homes.  We will ensure 560 non decent homes occupied by vulnerable households are made decent over the period 2009 – 2014 to meet the estimated PSA 7 shortfall.  We will also make changes to the way that we deliver services. 
Informing, Advice & Specialist Support

5.2
The work done by the Private Sector Housing Team working with responsible landlords and in operating the Bond Scheme has a very positive effect in matching vulnerable households, many homeless, to suitable private rented homes.  We intend to build on this work so that well managed privately rented housing is seen as an attractive option by people seeking affordable housing.  
5.3
The Bond Scheme works well to ensure that privately rented properties let to vulnerable households meet high standards.  The limited accreditation scheme on Woodside has also worked well.    We intend to extend accreditation across the former TDC estates in South Telford, and to work with Telford College of Arts and Technology as the numbers of residential students increase. 
5.4
We will continue to support the role of the Wrekin Landlords Association in promoting high standards in the privately rented sector. 
5.5
The Home Improvement Agency will take on the lead role with equity release loans but will also expand its work in giving general advice to vulnerable householders on the work needed to maintain properties and to keep then warm and safe.  The Agency will also seek more opportunities to develop preventative housing led support services in line with the “Putting People First” agenda. 
5.6
A New Affordable Warmth team will deliver the Affordable Warmth Strategy and it’s clear action plan to help eradicate fuel poverty within the borough along with the Governments Fuel Poverty targets through information, advice and support and accessing the Health Through Warmth Scheme to provide financial assistance through the NPower crisis fund.  The team will work closely with the PCT in order to target those most vulnerable suffering from cold and damp related illnesses and to access additional funding to help those hard to treat properties.
5.7
We will take advantage of the additional funding the Government is offering for handyperson schemes and will expand the HOMEfix service.  We will also produce and publicise a list of accredited handyperson contractors offering services at discounted (not subsidised) rates to increase capacity and choice.    
5.8
We will update our website and improve the information available in our Offices to increase awareness of our private sector housing services. 
Inspection and Enforcement 

5.9
Whilst we believe strongly in positive working with local landlords, we also recognise that we have a responsibility to deal with unsatisfactory housing – in particular a duty to take action to deal with category 1 hazards.  A fair but firm approach to enforcement will be maintained. We will also now introduce charges for statutory notices from the 1 April 2009. Our Private Sector Housing Team works hard to offer advice on standards.  If properties are let in a condition which requires statutory intervention then we intend to recover the costs involved. 
5.10
The Housing Health and Safety Rating System does allow a great deal of discretion.  We will now revise our Enforcement Policy to clarify the guidelines to be used by our Officers when exercising powers under the HHSRS.  
5.11
We will continue to take firm action to ensure that houses in multiple occupation meet necessary standards, in particular with fire safety.  We will ensure that, where appropriate, high risk properties are licensed and will take enforcement action against any landlord that fails to apply for licensing when necessary.  Where appropriate we will seek the fitting of domestic sprinkler systems.
5.12
Although a lower proportion than nationally, the estimated 150 long term empty properties is not acceptable when there is a shortage of affordable housing.  We recognise that we need to step up action to deal with long term empty homes.
5.13
We have looked at the success of the No Use Empty Campaign in Kent and want to introduce good practice learnt from this.  As a first step, we will set up a hotline and access on our website for residents to report long term properties causing concern.  We will strengthen our procedures to trace the owners of empty properties where ownership is not known. 

5.14
We will offer technical, professional and practical advice to the owners of long term empty properties to encourage them bring them back into use, along with interest free loans for renovation works.   We will back this up with a range of information resources on our website. 
5.15
However,  where advice and encouragement fails, our Officers will also now use a range of legal powers, including powers under the housing, building and planning legislation.  If necessary, we will use our powers to make Empty Dwelling Management Orders as well as compulsory purchase powers
Financial Assistance 

Equity Release 
5.16
The 2008 House Condition Survey showed the substantial costs involved just to make non decent homes decent – much greater than the amounts we have been to offer in financial assistance in recent years.  The Government has also made it very clear that the owner of a property is responsible for any repair or improvement needed.  Where equity
 exists, some of this potential value should be released to fund necessary work.  
5.17
The 2008 House Condition Survey showed that the average equity in owner occupied homes at the start of 2008 was over £77,000. Even allowing for the recent house price falls, it is clear that there is substantial equity in many homes.  With older residents in particular there is often no outstanding mortgage which means that the equity is the full market value of the property. 
5.18
The recent study by DTZ Pieda commissioned by the Government into new forms of housing finance highlighted the setup costs involved in developing an equity release scheme and emphasised the benefits of partnership working.  We are pleased to have been part of the Kick Start initiative in partnership with ART Homes and the metropolitan West Midlands authorities.
5.19
The specialist products offered by ART Homes carry a “no repossession” guarantee, provided that the property remains the principal home of the borrower.  They are also available to many people who would not be considered for a loan by mainstream lenders, especially in the current financial climate.  
5.20
ART Homes have specialist case workers able to offer independent advice to applicants in accordance with Financial Services Authority requirements.   In all cases they will investigate whether an applicant could obtain a loan from a mainstream lender and advise this if appropriate.  ART Homes have agreements in place for survey and legal work to be carried out at a cost around £500.  

5.21
An equity release scheme in partnership with ART Homes will start from the 1 April 2009.  From this date, it is our general policy that, other than with empty homes and area regeneration, equity release will be the only way we offer assistance towards the cost of larger schemes to bring a property up to the Decent Homes Standard. 

5.22
The secured equity release products available will be:
· Equity Share Loan 

· Interest Only Loan

· Capital and Interest Repayment Loan  

5.23
The Equity Share Loan (ESL) is a type of loan not available from mainstream lenders.  It is designed to meet the needs of owners who do not have the income to support a loan but do have considerable equity in their properties. No repayments of interest or capital are made until redemption. The loan is secured as a percentage of the value of the property at the time the loan is made. The loan is only repayable on change of ownership and the amount repaid is the same percentage of the property value but of the value at the time of redemption.  
5.24
For example, if a householder borrowed £10,000 against a property valued at £100,000, a charge would be taken against 10% of the value of the property.  If the property value had increased to £150,000,  £15,000 would be repaid.

5.25
ESLs have a “collar” but no “cap”.  If a property falls in value over the loan period, then the loan amount repayable is still the original sum borrowed.  If a property rises in price by a substantial amount, there is no reduction in the percentage  of the property value repayable to redeem the loan.  
5.26
With interest only loans there is no repayment of the capital; only the interest is payable each month.  On sale of the property, the lender takes the amount of the original loan plus any outstanding interest from the sale proceeds.  In some cases the interest may be payable by the Department of Work and Pensions.  The capital and interest repayment loan is a conventional mortgage, although with the benefit of a no repossession guarantee.  The rate payable is above the rates chargeable by mainstream lenders. 
5.27
In the first year we intend to offer at least 6 secured loans, at least 12 such loans in 2010/2011 and a minimum of 16 such loans per year thereafter.  We anticipate that that most, if not all, of the secured loans will be ESLs. 
5.28
No applicant will be permitted to borrow more than 30% of the remaining free equity in the property and the maximum loan will be £30,000 – a higher amount may be permitted in exceptional cases subject to special approval.  Assessment of means will be carried out by ART Homes’ specialist advisers.  No Kick Start loans will be offered where the applicant is able to access mainstream finance.  
5.29
We will also make available through ART Homes unsecured loans up to £2,000.  Applicants who pay off the first half of the loan by regular payments will not be required to pay the balance.  These loans will be the first form of assistance offered to any householder seeking assistance for limited works (£3,000 or less in value) to deal with category 1 or category 2 hazards, works to rectify defects likely to damage the fabric of the dwelling or essential thermal comfort or security works. 
Discretionary Financial Assistance 
5.30
We recognise that many people needing assistance for smaller scale works may not meet loan criteria, or work may be required urgently.  We also want to offer financial assistance to secure high standards in the private rented sector, to encourage the conversion of redundant space to affordable housing and to encourage owners to bring long term empty properties back into use.  
5.31
We also think it important that we are able to offer discretionary financial assistance to complement area regeneration initiatives.  The 2008 House Condition Survey highlighted the elevated levels of non decency, category 1 hazards and anti social behaviour on the former TDC estates in South Telford.  
5.32
The major agent for positive change on these estates will be Transforming Telford, the regeneration company, with funding from the Homes and Communities Agency and other sources.  However, as a Council we will work closely to support Transforming Telford and where possible will seek to bring properties on those estates up to the Decent Homes Standard.  
5.33
From the 1 April 2009, subject to funding, we will offer the following discretionary financial assistance.  Full details of the eligibility criteria and the condition which apply to the individual loans/grants are set out in our Housing Assistance Policy.
· Home Repairs Assistance – These will be available only to low income households, subject to a test of resources, to carry out works to rectify category 1 and serious category 2 hazards. 
· House In Multiple Occupation Grants – These are aimed at securing satisfactory standards in houses in multiple occupation.  

· Conversion Grants – These are aimed at the provision of affordable housing in the private rented sector to meet housing needs.  
· Landlord Safety Grants – These are aimed primarily at the provision of fire safety measures, along with measures to deal with unsatisfactory gas and electrical installations.  
· Empty Homes Loans – These are interest free loans aimed at encouraging owners to bring long term empty properties back into use. 
· Group Repair Grants – These are intended to complement area regeneration initiatives and when offered will be available to both owner occupiers and landlords. 
Disabled Facilities Grants 
5.34
Where a mandatory Disabled Facilities Grant has been made for works in excess of £5,000, from the 1 April 2009 we will require repayment of the grant if the property is disposed within a 10 year period and will put a charge on a property.  The maximum repayment required will be £10,000 and the charge will be removed after a period of 10 years. Repayment will not be required for the costs of providing stairlifts, through floor lifts or removable equipment such as hoists. 

5.35
As with other financial assistance conditions, we will exercise discretion to waive the requirement to repay where this would cause hardship or the case involves other sensitive issues.  Examples of the type of circumstances where this discretion would be exercised are set out in our Housing Assistance Policy.  
5.36
We welcome the increase in the maximum eligible expense to £30,000 and the improvement in the grant funding from central funds.  However, there are still a small number of cases where the cost of the works exceeds the increased limit.  Here, we may offer equity release loan assistance towards the additional cost.  
5.37
There have been problems in some locations in determining whether an extension is feasible because of local ground conditions.  In these cases, we may offer a discretionary Ground Investigation Grant of up to £5,000.  
5.38
In exceptional circumstances, we may offer funding to acquire and adapt an alternative property if this presents an outcome which is significantly better for the applicant and represents substantially better value for money overall.  
Diversity and Inclusivity 

6.0
The Council is committed to ensuring that there is equal access to all services by all residents of the Borough.  This Strategy does concern the delivery of services and allocation of resources to many vulnerable groups including households on low incomes, households with older residents, residents with disabilities and residents from minority communities.  The Strategy has been developed to ensure that scarce resources are allocated as fairly as possible and delivery will be in accordance with the principles of the Council’s Equality & Diversity Scheme.  We have also carried out an Equalities Impact Assessment on this strategy.
Staffing Implications
7.0
The delivery of this Strategy does have staffing implications and we will review existing arrangements to ensure that there are adequate resources to deliver the private sector services we feel are necessary. 
8.0
Review 

8.1
The following pages set out the Action Plan the Council will follow in implementing the Private Sector Housing Strategy. 

8.2
The Council is committed to improving private sector housing standards and this Strategy represents a significant change in direction.  We will review progress against the targets set out in the Action Plan on a quarterly basis.  There will be a formal annual review as part of the Corporate Planning process.  

8.3
We will also introduce procedures to assess customer satisfaction assessment after the completion of each loan or grant, and adapt procedures as necessary in the light of feedback. 
9.0
Contacts, Appeals and Complaints 

9.1
Contact addresses and telephone numbers for the Private Sector Housing Team and the Home Improvement Agency are published on our website and at our offices.  They are also given in the Housing Assistance Policy.  The Housing Assistance Policy also sets out the procedure for any person who wishes to appeal against any decision in respect of financial assistance or to complain about any decision arising from this Strategy.  

	Specific Objective 
	Priority 
	Links to Other Strategies / Legislation
	Work to be Done
	Resources Required
	Target Date
	Indicator(s) of Outcome Achieved/Performance Measure
	Lead Officer

	INFORMING, ADVICE AND SPECIALIST SUPPORT

	1.  Expand the capacity of the HOMEfix service.
	Medium
	National 
Lifetime Homes, Lifetime Neighbourhoods
Local 
Supporting People 
	Secure additional funding, appoint additional Handyperson, lease vehicle and secure appropriate equipment.  Publicise service
	Additional Government funding for post, vehicle and equipment. 
	September 2009
	Handyperson appointed and delivering service. 
	

	2.  Provide list of accredited handyperson contractors
	Medium
	National 
Lifetime Homes, Lifetime Neighbourhoods

Local 
Supporting People
	Advertise opportunity for inclusion on list, interview contractors and appraise competence and suitability for working with vulnerable households. 
	Staff time
	December 2009
	List of accredited contractors completed and publicised. 
	

	3.  Expand the role of the Home Improvement Agency in giving general advice on maintenance, energy efficiency and security.
	Medium
	National 
Lifetime Homes, Lifetime Neighbourhoods 

Local 
Supporting People
	Publicise expanded role, develop range of advisory leaflets and other resources
	Staff time, publicity/resources costs.
	September 2009
	Publicity achieved and advisory resources in place.
	

	4.  Extend the privately rented accreditation scheme to former TDC estates in South Telford.
	Low
	National 
The Private Rented Sector: its contribution and potential.
Regional 

West Midlands Regional Housing Strategy 2005
	Review existing accreditation procedures and amend as necessary, make necessary staffing arrangements and publicise extended availability. 
	Staff time 
	April 2010
	Accreditation procedures extended and publicised. 
	

	5.  Explore partnership working with utility suppliers on energy efficiency?
	Low
	National 

Energy White Paper. Government Fuel Poverty Strategy

Local

Affordable Warmth Strategy


	Set up a partnership with relevant energy suppliers to deliver an energy efficiency scheme
	Staff time, additional staff resource.
	April 2010
	Number of properties improved with energy efficiency measures.
Reduction in properties with a Sap<35 for the NI 187
	

	INSPECTION AND ENFORCEMENT 

	6.  Review existing Enforcement Policy to introduce charging for statutory notices and to clarify discretionary role with HHSRS.
	Medium
	National 
Housing Act 2004 

HHSRS Enforcement Guidance
	Confirm charging rates  & procedures for charging and publicise; establish procedures for recovering charges; establish framework for use of discretion with HHSRS.  
	Staff time, cost of documentation. 
	September 2009
	Charging rates agreed and procedures in place, Enforcement Policy amended. 
	

	7.  Introduce new Empty Homes Strategy combining advice, encouragement, financial assistance and enforcement.  
	High
	National 
Housing Act 2004; Homes for the Future: more affordable, more sustainable
Regional 

West Midlands Regional Housing Policy
	Establish hotline and website reporting facilities and publicise; reinforce existing procedures for  tracing owners and for advising and encouraging owners to bring properties back into use; provide additional support resources; make Empty Homes Loans available; reinforce existing procedures for enforcement (including provision for EDMOs and compulsory purchase).  
	Staff time, costs of publicity/advisory resources. 
	September 2009
	Reporting facilities in place, advisory procedures revised, Empty Homes Loans available, revised enforcement arrangements in place.  New Strategy  and overall new approach publicised.  
	

	FINANCIAL ASSISTANCE

	8.  The introduction of equity release products (secured loans) in partnership with Kick Start to assist owners bring properties up to the Decent Homes Standard. 
	High
	National

Regulatory Reform Order, Lifetime Homes, Lifetime Neighbourhoods. 

Regional 

West Midlands Regional Housing Strategy 2005


	Complete partnership arrangements with Kick Start, revise administrative procedures and documentation, ensure all relevant local authority staff and partners aware of changed regime, publicise changes. 
	Capital allocation from  Kick Start, staff time, costs of publicity/documentation. 
	April 2009
	1.  All administrative procedures in place, literature updates and new arrangements publicised by mid March 2009

2.  A minimum of 6 properties brought up to Decent Homes Standard with the assistance of Kick Start loans by the end of March 2010.  
	

	9.  The introduction of non secured Kick Start loans. 


	High
	National

Regulatory Reform Order, Lifetime Homes, Lifetime Neighbourhoods. 

Regional 

WM Housing Strategy 2005


	Complete partnership arrangements with Kick Start, revise administrative procedures and documentation, ensure all relevant local authority staff and partners aware of changed regime, publicise changes.
	Capital allocation from  Kick Start, staff time, costs of publicity/documentation.
	April 2009
	1.  All administrative procedures in place, literature updates and new arrangements publicised by mid March 2009
2.  A minimum of 12 households assisted to deal  with urgent limited works with assistance of Kick Start unsecured loans by the end of March 2010.    
	


	10.  The introduction of revised discretionary grants and discretionary empty homes loans.  
	High
	National

Regulatory Reform Order, Lifetime Homes, Lifetime Neighbourhoods. 

Regional 

West Midlands Regional Housing Strategy 2005


	Revise procedures and documentation to implement new grant structure, ensure all relevant local authority staff and partners aware of changed regime, publicise changes.
	Revised capital allocation of £540,000, staff time, costs of publicity/documentation. 
	April 2009
	1.  All administrative procedures in place, literature updates and new arrangements publicised by mid March 2009

2.  Financial assistance delivered in accordance with revised arrangements and projected capital spend. 
	

	11.  Progressing to 70% PSA7 target over a five year period 
	Medium
	National

Former PSA7 target.  
	Contributions to target to be made from works funded by Kick Start loans, works funded through the revised discretionary grant/loan regime, partnership in Health Through Warmth scheme and promotion of Warm Front grants.  
	Capital costs from 8,9 & 10 above and from partner organisations. 
	April 2014
	A minimum of 560 properties occupied by vulnerable households made decent by April 2014
	

	12.  Introduction of an improved and more cost effective service for the delivery of assistance to persons with disabilities.  
	High
	National 

Independent Living Strategy, “Our Health, Our Care, Our Say”

Local 

Supporting People
	Introduce arrangements for placing charge on relevant DFGs, for offering equity release loan assistance where cases exceed the maximum £30,000 eligible expense limit and for offering Ground Investigation Grants.  Changes publicised. 
	Capital costs from 8 & 10 above, staff time, costs of publicity/documentation. 
	April 2009 
	1.  New arrangements for charging where appropriate in place. 

2.  Revised arrangements for discretionary assistance and for new Ground Investigation Grant in place. 
	

	13.  Undertake user satisfaction survey.
	Medium 
	
	Introduce customer satisfaction assessment procedure after completion of each loan/grant. 
	
	July 2009
	New procedure in place by July 2009 and results reviewed at the end of each quarter.  
	


APPENDIX 1:  STATISTICAL CHARTS

Information drawn from Telford and Wrekin house condition survey 2008.  National comparators drawn from English House Condition Survey 2006. 
Figure 1 – Housing Tenures 
	Housing Tenures in Telford and Wrekin 2008 

	Sector
	Telford and Wrekin (2008)
	England & Wales

(2006)

	Owner Occupied
	63%
	70%

	Privately Rented
	12%
	12%

	Local Authority
	0%
	9%

	RSL (Housing Association)
	25%
	8%


Figure 2 – Age Profile 
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Figure 3 - Reasons for Failure of Decent Homes Standard

	Reason
	Dwellings
	Per cent

(Of non-decent) 
	Per cent (Stock)
	Per cent

(Stock)

EHCS 2006

	Category 1 Hazard
	9,900
	65.6%
	14.4%
	22.4%

	In need of repair
	2,200
	14.6%
	3.1%
	7.9%

	Lacking adequate facilities
	2,700
	17.9%
	3.9%
	2.2%

	Poor degree of thermal comfort
	5,000
	33.1%
	7.2%
	18.3%
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Figure 4 -  Non Decency by Tenure, Build Type and Construction Date: 
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Figure 5  - Non decency by Sub-Area 

Figure 6 – Non Decent Homes With Vulnerable Occupants By Sub-Area 

	Sub-area 
	Percent vulnerable households in non decent dwellings
	Shortfall vulnerable occupiers

	Former TDC estates
	51.1%
	384

	Newport
	50.0%
	243

	Rural
	44.4%
	90

	Main Conurbation
	30.3%
	8

	Focus areas
	28.1%
	-66

	Total
	36.5%
	660


Figure 7 – Financial Assistance Expenditure

	Year
	DFG

(£k)
	HRA Grants (£k)
	Woodside Grants

(£k)
	Landlord Grants (£k)
	Total Non DFG (£k)
	TOTAL (£k)

	2004/05
	751
	251
	149
	66
	466
	1217

	2005/06
	791
	206
	167
	85
	458
	1249

	2006/07
	960
	208
	151
	123
	482
	1442

	2007/08
	1116
	235
	87
	156
	478
	1594


APPENDIX 3:  NEVIN LEATHER ASSOCIATES – HOUSING MARKET ASSESSMENT OCTOBER 2007 - SUMMARY OF KEY CONCLUSIONS 

· The population of Telford and Wrekin has increased by about 1.2% per annum, but since 2000 the rate of both population and household growth has slowed. 

· The extent of in-migration is reducing.

· Whilst the overall age profile is still relatively young, the numbers of people under 44 is declining and the proportion of older age groups is increasing. 

· The trend toward smaller households has played a very significant role in the population increase (50% in the period 2000 – 2006).  This trend is likely to continue.  

· Telford’s economy has been strong in recent years with lower unemployment than regionally.  Relatively small proportions commute out and relatively few of the workforce commute in, a positive factor in terms of sustainability  However, the occupational profile is skewed heavily towards the skilled trades and machine/process operation and is more vulnerable to any economic downturn.  (The impact of the current economic downturn is yet to be seen.)
· Median gross weekly pay for full time employees is now comparable with the regional figure (Telford and Wrekin had a reputation for low pay levels) but female earnings and hourly rates still lag behind. 

· There is evidence of increasing polarisation in the income spectrum, with households having two earners pulling away sharply from those with one or no earners. 

· Polarisation is also clearly evident from the statistics on deprivation; the Office of National Statistics uses Super Output Areas (SOAs) which are groupings of properties of similar size and character for the purposes of data comparison.  Looking at the Indices of Multiple Deprivation, 20 SOAs fall within the 20% most deprived neighbourhoods while 18 fall within the 20% least deprived neighbourhoods.  

· House prices rose very sharply in the period 2002 – 2004 but the rate of increase slowed after this.  There is a significant pool of lower value stock in the old pre New Town industrial settlements and in the former TDC estates. (The report was prepared before the recent sharp falls in house prices generally).
· The prices rose steeply in the areas such as South Telford, partly reflecting regeneration and partly because of general “catching up”.  (However, in the current housing downturn, there is some evidence that prices in these areas in particular are falling significantly.)
· Affordability of housing in Telford and Wrekin has worsened substantially – the DCLG affordability index (which looks at lower quartile earnings and lower quartile house prices) rose from 3.67 in 2001 to 6.09 in 3006.  (Although, as with the rest of country, house prices have now fallen sharply, affordability if anything for young households has not improved because of  lack of mortgage finance and the requirement to pay very substantial deposits.) 

· Affordability is most serious in the rural areas and Newport because of higher house prices and because of competition from more affluent households from elsewhere. 

· The demand for social housing has increased, although not to the extent that might be anticipated given the decline in new social lettings because of people finding lettings in the privately rented sector.  

APPENDIX 3: MAP OF SUB-AREAS 


APPENDIX 4: THE DECENT HOMES STANDARD 

1.0 Introduction 

1.1
The Government has introduced the Decent Homes Standard in order to link  increased funding for housing with clear improvements in standards.  The first guidance on the Decent Homes Standard was issued in July 2001, with revised guidance in February 2004.

1.2
The Decent Homes Standard was originally applied only to homes owned by local authorities and registered social landlords.  However, the standard was then applied by the Government to vulnerable households in the private sector by Target 7 of the Public Services Agreement.  Although now formally dropped as a target by the government, it is remains a relevant benchmark.  

1.3
“Vulnerable” groups are considered by the Government to be those who may suffer health problems as a result of living on poor housing conditions which they do not have the resources to remedy themselves.  Examples include those over 60, people with long term illness or disability or families with young children.  In addition they are in receipt of income or disability related benefits.  

1.4
Measurement of progress against the target is achieved through the annual English Housing Survey (formerly the English House Condition Survey).  The EHS measures both property condition and the social circumstances of the household.  To measure progress against the decent homes target in the private sector, the Government target refers to analysis of EHCS results in two consecutive years (to give robust figures).  

1.5
The target applicable to private sector homes is:-

· To secure a year on year increase in the proportion of vulnerable households in decent homes;

· Proportion of vulnerable households in decent homes to be more than 65% in 2006-07;

· Proportion of vulnerable households in decent homes to be more than 70% in 2010-11;

· Proportion of vulnerable households in decent homes to be more than 75% in 2020-21
2.0
What is the Decent Homes Standard?
 
2.1
The most recent definition of  the Decent Homes Standard was given in guidance from the Office of the Deputy Prime Minister in June 2006.  The guidance is based on four main principles:-

a) It meets the current minimum standard for housing;

b) It is in a reasonable state of repair;

c) It has reasonably modern facilities and services;

d) It provides a reasonable degree of thermal comfort.

2.2
The standard is a minimum standard.  The Government expects both social landlords and local authorities responsible for securing standards in the private sector to aim for the best standards attainable.  The meaning of the individual criteria are explained in more detail below:- 

a)        
It Meets The Current Statutory Minimum Standard For Housing

2.3
Previously the minimum standard for housing was the “fitness standard” set by the Housing Act 1985.  The Act listed nine factors to take into account  when a local Council is deciding whether a home is “reasonably suitable for occupation” and so “fit for human habitation”.  (The factors included freedom from damp, structural stability, lighting, ventilation and amenities.)  

2.4
The standard, which dates back 80 years and was last revised in 1989, is described in detail at Appendix E

2.4
The fitness standard has now been replaced by the Housing Health and Safety Rating System, prescribed method of assessment which applied risk assessments to hazards to health and safety found in the home.  The system is described in detail at Appendix C.  

b)       It Is In A Reasonable State Of Repair 

2.5
A home is in a reasonable state of repair unless:

· One or more key building components are old and because of their condition need replacing or major repair; or
· Two or more other building components are old and because of their condition need replacing or major repair. 
What are ‘key’ and ‘other’ building components?

2.6
Building components are the 

· Structural parts of a dwelling (eg wall structure, roof structure), 

· Other external elements (eg roof covering, chimneys) and 

· Internal services and amenities (eg kitchens, heating systems). 

2.7
Key building components are those which, if in poor condition, could have an immediate impact on building integrity and cause further deterioration in other components. They are the external components plus internal components that have potential safety implications and include external walls, roof structure and covering, chimneys, windows/doors, chimneys, fixed heating appliances and electrics.  

2.8
If any of these components are old and because of their condition need replacing, or require immediate major repair, then the dwelling is not in a reasonable state of repair and remedial action is required. 

2.9
Other building components are those that have a less immediate impact on the integrity of the dwelling. The standard takes into account their combined effect - a dwelling is not in a reasonable state of repair if 2 or more are old and need replacing or require immediate major repair. 
What is old and in poor condition?

2.10 
A building component is treated as 'old' if it is older than its expected or standard life. The Government lists the lifetimes that may typically be expected for individual building components eg 50 years for a roof structure. 

2.11
Components are in poor condition if they need major work, either full replacement or major repair. Again the Government sets out definitions for different components.  For example, with a wall structure this would mean replacing 10% or more or repairing 30% or more, and with a wall finish replacing or repointing more than 50%.  

2.12
One or more key components, or two or more other components, must be both old and in poor condition to render the dwelling non-decent on grounds of disrepair. Components that are old but in good condition or in poor condition but not old would not, in themselves, cause the dwelling to fail the standard eg a roof structure that was less than 50 years old but which had failed because of a fault.  

c)
        It Has Reasonably Modern Facilities And Services

2.13
A dwelling is considered non decent under this heading if it lacks three or more of the following facilities:

· A kitchen which is 20 years old or less 

· A kitchen with adequate space and layout 

· A bathroom which is 30 years old or less 

· A bathroom and WC located in an appropriate place

· Adequate noise insulation

· Adequate size and layout of common entrance areas for blocks of flats

2.15
These standards have been measured in the English House Condition Survey (EHCS) for many years. Examples in practice would be:-

· A kitchen with adequate space and layout would be too small to contain all the required items (sink, cupboards cooker space, worktops etc) appropriate to the size of the dwelling.

· A main bathroom or WC located in a bedroom or accessed through a bedroom (unless the bedroom is not used or the dwelling is for a single person). 

· A dwelling would also fail if the main WC is outside or located on a different floor to the nearest wash hand basin - or if a WC without a wash hand basin opens onto the food preparation area.

d)
        It provides a reasonable degree of thermal comfort 

2.16
The revised definition requires a dwelling to have both efficient heating and effective insulation.

2.17
Efficient heating is defined as any gas or oil programmable central heating or electric storage heaters or programmable LPG/solid fuel central heating.  Heating sources which provide less energy efficient options fail the decent home standard. 

2.18 
Because of the differences in efficiency between gas/oil heating systems and the other types of system, the level of insulation considered appropriate also differs: 

· For dwellings with gas/oil programmable heating, at least 50mm loft insulation (if there is loft space)and cavity wall insulation (if there are cavity walls that can be insulated effectively) 

· For dwellings with the less efficient electric storage heaters/LPG/programmable solid fuel central heating, at least 200mm of loft insulation (if there is a loft) and cavity wall insulation (if there are cavity walls that can be insulated effectively). Loft insulation thickness of 50mm is an absolute minimum which will trigger action.

APPENDIX 5: THE HOUSING HEALTH AND SAFETY RATING SYSTEM 
1.0
Introduction

1.1
Part 1 of the Housing Act 2004 replaced the housing fitness standard set out in the Housing Act 1985.  The fitness standard is now to be replaced with an evidence-based risk assessment process, carried out using the Housing Health and Safety Rating System (HHSRS).  Local authorities now base enforcement decisions in respect of residential premises on the basis of assessments under HHSRS.  
1.2
Action by authorities will be based on a three-stage consideration: 

(a) the hazard rating determined under HHSRS; 

(b) whether the authority has a duty or power to act, determined by the presence of a hazard above or below a threshold prescribed by Regulations (Category 1 and Category 2 hazards); and 

(c) the authority's judgement as to the most appropriate course of action to deal with the hazard.
1.3
The Act contains new enforcement options which are available to local authorities.  The choice of the most appropriate course of action is for the authority to decide, having regard to statutory enforcement guidance. 

2.0
The Assessment System

2.1
The purpose of the HHSRS assessment is not to set a standard but to generate objective information in order to determine and inform enforcement decisions. Technical guidance is given by DCLG in the February 2006 document "Housing Health and Safety Rating System: Operating Guidance”.

2.2
HHSRS assesses twenty nine categories of housing hazard, including many factors which were not covered or covered inadequately by the housing fitness standard.  It provides a rating for each hazard.  It does not provide a single rating for the dwelling as a whole or, in the case of multiply occupied dwellings, for the building as a whole.  

2.3
The HHSRS scoring system combines the probability that a harmful occurrence (e.g. an accident or illness) will occur as a consequence of a deficiency (ie a fault in a dwelling (whether due to disrepair or a design fault).  If a harmful occurrence is very likely to occur and the outcome is likely to be extreme or severe (e.g. death or a major injury) then the score will be very high.

2.4 
The hazard rating is expressed through a numerical score which falls within one of ten bands.  Scores in Bands A to C  (score 1,000 or above) are Category 1 hazards.  Scores in Bands D to J (score below 1,000) are Category 2 hazards.  The 29 hazard types are as follows:

A. Physiological Requirements
· Damp and mould growth etc 

· Excessive cold

· Excessive heat 

· Asbestos (and MMF) 

· Biocides

· CO & Fuel combustion products

· Lead

· Radiation

· Uncombusted fuel gas

· Volatile organic compounds 

B. Psychological Requirements
· Crowding and space

· Entry by intruders

· Lighting

· Noise

C. Protection Against Infection
· Domestic hygiene, pests & refuse

· Food safety

· Personal hygiene sanitation & drainage

· Water supply

D. Protection Against Accidents
· Falls associated with baths etc

· Falls on the level

· Falls associated with stairs and steps

· Falls between levels (e.g. from windows),

· Electrical hazards

· Fire

· Hot surfaces and materials

· Collision and entrapment

· Explosions

· Poor ergonomics

· Structural collapse and falling elements

2.4
The HHSRS assessment is based on the risk to the potential occupant who is most vulnerable to that hazard. For example, stairs constitute a greater risk to the elderly, so for assessing hazards relating to stairs persons aged 60 years or over are the most vulnerable group. In contrast, the most vulnerable group for falling between levels are children under 5 years.  The very young as well as the elderly are susceptible to low temperatures.  A dwelling that is safe for those most vulnerable to a particular hazard is safe for all.   
3.0
The Enforcement Framework 

3.1
Local authorities have a duty to act when Category 1 type hazards are found.   They have a discretionary power to act in respect of a Category 2 hazard.  The courses of action available to authorities where they have either a duty or a power to act are to:

· Serve an improvement notice requiring remedial works;

· Make a prohibition order, which closes the whole or part of a dwelling or restricts the number or class of  permitted occupants;

· Suspend the above

· Serve a Hazard Awareness Notice 

· Take Emergency Remedial Action*

· Serve an Emergency Prohibition Order*

· Make a demolition order* 

· Declare a clearance area* 

                                                  *  Only in respect of Category 1 hazards 
3.2
While the HHSRS hazard rating is based on the most vulnerable potential occupant, authorities will be able to take account of the circumstances of the actual occupant in deciding the most appropriate course of action.  Where an authority takes action and the property owner does not comply, the Act retains the powers available to authorities to act in default (ie carry out the work themselves and recover the cost from the owner of the property) and/or to prosecute. It also enables them to charge and recover charges for enforcement action. 
4.0
Use of Discretionary Power: Decision Rules 
4.1
The Housing Health and Safety Rating System: Enforcement Guidance, statutory guidance made under section 9 of the Housing Act 2004 gives advice on how local housing authorities should use their discretionary powers.

4.2
An authority must take appropriate action in respect of a Category 1 hazard and may do so in respect of a Category 2 hazard.   In deciding what is the most appropriate course of action, the statutory guidance states that they should have regard to a number of factors.  It is important to note that in both cases an authority is obliged to give a formal statement of reasons for the action it intends to take.  

4.3
It is also important to stress that for the purposes of assessing the hazard, it is assumed that the dwelling is occupied by the most vulnerable household (irrespective of what household is actually in occupation or indeed if it is empty).  However, for the purposes of deciding the most appropriate course of action, regard is had to the actual household in occupation.  

4.4
An authority has to take account of factors such as: 

· Extent, severity and location of hazard 

· Proportionality – cost and practicability of remedial works

· Multiple hazards 

· The extent of control an occupier has over works to the dwelling

· Vulnerability of current occupiers 

· Likelihood of occupancy changing 

· Social exclusion 

· The views of the current occupiers 

4.5 Having regard to the statutory guidance and to the provisions of the Enforcement Concordat which Telford and Wrekin Council has adopted, in addition to the Council's duty to take action where a Category 1 hazard exists, the Council will generally exercise its discretion to take the most appropriate course of action where a Category 2 hazard exists in the following situations: 
The Most Appropriate Course of Action – Category 2 Hazards 

A.  Band D Hazards 

There will be a general presumption that where a Band D hazard exists, Officers will consider action under the Housing Act 2004 unless that would not be the most appropriate course of action 

B.  Multiple Hazards 

Where a number of hazards at Band D or below appear, when looked at together, to create a more serious situation, or where a property appears to be in a dilapidated condition, the Private Sector Housing Manager or the Housing, Quality and Renewal Business Manager may authorise the most appropriate course of action to be taken.  

C.  Exceptional Circumstances 
In exceptional circumstances where A and B above are not applicable, the Private Sector Housing Manager or the Housing, Quality and Renewal Business Manager may authorise the most appropriate course of action to be taken.  

Level To Which Hazards Are To Be Improved

The Housing Act 2004 requires only that the works specified when taking the most appropriate course reduce a Category 1 hazard to Category 2 hazard.  For example Band C and Band A hazards need only be reduced to Band D.  The Council will generally seek to specify works which, whilst not necessarily achieving the ideal, which achieve a significant reduction in the hazard level and in particular will be to a standard that should ensure that no further intervention should be required for a minimum period of twelve months.  

Tenure

In considering the most appropriate course of action, the Council will have regard to the extent of control that an occupier has over works required to he dwelling.  In normal circumstances, in most cases taking the most appropriate course of action against a private landlord (including a Housing Associations) and will involve requiring works to be carried out.  With owner occupiers, in most cases they will not be required to carry out works to their own home and the requirement to take the most appropriate course of action will be satisfied by the service of an Hazard Awareness Notice.  

However, the Council may in certain circumstances require works to be carried out, or serve a Prohibition Order, or use Emergency Remedial Action or serve an Emergency Prohibition Order, in respect of an owner occupied dwelling.  This is likely to be where there is an imminent risk of serious harm to the occupiers themselves or to others outside the household, or where the condition of the dwelling is such that it may adversely affect the health and safety of others outside the household.  This may be because of a serous, dangerous deficiency at the property.  Another example is a requirement to carry out fire precaution works to a flat on a long leasehold in a block in multiple occupation.  

Enforcement Concordat 

The Council has adopted the Enforcement Concordat and observes its principles.  

With specific regard to Part 1 of the Housing Act 2004, the principles of the Enforcement Concordat mean that the Council will take an informal approach to the Act.  However, this will not be appropriate where: 

A.  there is a risk to health and safety from a hazard of a nature which requires prompt formal action, or

B.  there is evidence of previous non compliance with statutory provisions made under the Housing Acts or other housing related legislation 

Charging for Notices 

In accordance with Sections 49 and 50 of the Housing Act 2004, the Council reserves the right to charge and recover the reasonable costs incurred in taking the most appropriate course of action.  

The Council will charge where:

A.  A formal notice is required to remove a serious threat to health and safety unless the threat arose because of circumstances outside the control of the person receiving the notice, order or action, and/or 

B.  There is evidence of previous non compliance with statutory provisions made under the Housing Acts or other housing related legislation, and/or 

C. No adequate action has been taken in response to informal requests from the Council to take action or do works.  
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� Fuel poverty occurs when a household has to spend 10% or more of its income on domestic fuel.


�  Recently updated by the West Midlands Housing Allocations Strategy 2008 – 2011


� Other partners include Homes and Community Agency, Advantage West Midlands, Wrekin Housing Trust, the Government Office for the West Midlands and the private sector. 


� Only parts of the Plan are saved pending full replacement by policies in the Local Development Framework currently under development. 


� A Radburn layout where there is pedestrian access only to the front door with service areas and parking to the rear of properties.  


�  Focus Area: Madeley, Dawley, Malinslee, Aqueduct, St Georges, Oakengates, Donnington,     Trench, Wrockwardine Wood, Ketley and Ketley Bank.


� Former TDC Estates: Sutton Hill, Brookside and Woodside


� See Figure 6 in Appendix 1


� See Figure 7 in Appendix 1


� Details of how the HHSRS operates are given at Appendix 5.


� The term “equity” means the difference between the market value of a property and the value of any mortgage or other charges held against it.
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