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Foreword

Derby City Council is committed to improving the health and well-being of its
residents. In respect of housing this means that we will continue to work
hard with our partners to provide homes of a suitable type and size, in a
warm and safe condition, along with appropriate support services, for all
those in housing need.

our own stock, and give guidance to oth
are active within our city.

of social housing that

We welcome your views on this ¢ t — please see section
eleven on how to p in the ation process.

We have ha me technical terminology in writing this document.
2 summary of the key issues is provided as a
separate docume

We have also added a glossary of terms and abbreviations in Appendix A
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EXECUTIVE SUMMARY

Introduction — Legal Context and the Purpose of the Tenancy Strategy

The framework under which social housing is resourced, allocated and
managed will in future be radically different to that of a few years ago. Firstly,
the government has set out a far-reaching programme of reform through the
Localism Act 2011. Secondly, service delivery is taking place in the context of
economic downturn and drastically reduced funds to local authorities and
their partners.

we will achieve our
ires this review).

In view of these changes it is necessary to review t
strategic housing objectives. (Indeed, the Localis

affordable housing of a decent standard Ids; and
promote cohesive and balanced commu
Tenancy Strategy - it sets out the basis for ur own stock while also

giving a steer to other housing provi osition of the Council on
the key issues

enants being unaffected in the vast majority of

tenants o with existi

cases)

The Tenancy Strategy is therefore principally concerned with tenure reform.
However, reforms in related areas such as to rent models, allocations policies
and measures to address homelessness also impact and in some case
overlap with tenure issues. Furthermore, government guidance requires that
tenancy strategies be ‘consistent with’ homelessness strategies and
allocations policies. Consequently, the Strategy addresses not only tenure
but also homelessness, allocations and rents.

More detail on legal context and the purpose of the strategy is on pages 11-12
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The Reforms in Detail and the Response of the Council

Housing and certain welfare reforms are being implemented by the
government to address what it sees as failings in the current system of
providing social housing. These ‘failings’ can be summarised as follows:

= Social housing is a scarce resource and it is not being used as effectively
as it could be to meet housing needs

= Some low income households, unable to access social housing, are living
in more expensive accommodation such as temporary accommodation

»= The housing benefit bill is considerable and rising

= Compared to the private rented sector, the social re
flexible in meeting needs and demand and providi
wishing to move to access employment.

= New homes are desperately needed to me [ but there is a
lack of public subsidy for new social hou

ector is not as
obility for those

ranging reforms. A number of these reforms, to council housing
But there are a large
number of significant reforms whe ill be subject to a

degree of local discretion. These i

= Introducing fixeo anci f ial housing (‘Tenure’)

= Using ‘afforda ousing supply with reduced public
subsidy. ‘Affo

arge their homelessness duty through an
in the private rented sector

s with which the Tenancy Strategy is principally
ategic approach to their use is outlined below:

It is these housi
concerned and our

Tenure Reform

Details and Rationale

Registered Providers (including Councils and Housing Associations) will be
able to let to housing register applicants on fixed term tenancies’. The
purpose of this reform is to enable better targeting of the social housing stock

1 Often referred to as ‘flexible tenancies in relation to Council stock. Lifetime tenancies may still be

offered where this is considered appropriate
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to those in most need. It is expected that by giving shorter tenancies to those
that are able to move on and access other housing options, stock will be
freed up and made available to households in greater need.

The Council’'s Approach

The Council accepts that more effective matching of stock with those in most
need is essential. However we are also concerned that such tenancies may
not be appropriate for certain vulnerable groups, such as those in supported
housing for example. There is also the danger that terminating tenancies on
the basis of income may result in disincentives to aspiration and the
‘residualisation’ of estates. Our initial approach therefore is to use these
tenancies for general needs applicants only, and that on iry of the fixed
term renewal will happen by default unless under-occ n or unused
adaptations are present.

However, we recognise that government gui income is
taken into account and we reserve the di
following the consultation process. We
following consultation to introduce the use of fi tenancies as tools to
address anti social behaviour and severe ren

More detail on tenure reform and
23-26

Affordable Rent

Details ana

Homes and Co s Agency (HCA) subsidy is falling dramatically.

The Council’'s Approach

The Council accepts that they will increasingly be part of ‘the housing offer’,
particularly as some element of affordable rent is a condition of most new
development contracts with the HCA.

However, there are concerns over the implications for affordability and
consequent accessibility for housing register applicants if rents are allowed to
rise excessively.
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Our research shows that rent rises for larger properties could be extreme - up
to £34p.w. (36.5%) for 4-bed properties. Unless supported by housing
benefit, such rates will be unaffordable for many low-income tenants.

Our approach therefore is that there should be a measured implementation,
with smaller properties being allowed some increases but larger properties
(i.e. those having 3 beds or more) having the percentage rate of increase
restricted to maintain affordability. Increases to dwellings in specific sites can
be considered on a case by case basis.

More detail on affordable rents can be found on pages 27-29

Homelessness

Details and Rationale

It will be possible to discharge the duty
of suitable accommodation in the private
household could refuse an offer in the PRS t on an offer with the

i tended to respond to the

osts and facilitate access to private
is no social housing. The minimum length of a
ed suitable for a homeless household will be

found on pages 2

Allocations
Details and Rationale

Whereas previously almost anyone could apply for social housing, local
authorities will now have the freedom to set their own eligibility criteria to join
the lists, according to local needs and priorities.

This measure, as with tenure reform, is primarily intended to allow housing to
be targeted at those in most need. Households able to access other tenures,
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such as private rented, will be expected to pursue those options instead,
rather than joining the social housing register.

The Council’'s Approach

Our view is that the allocations system is in need of fundamental review. Data
from Derby Homefinder shows that many households on the register stand
no realistic chance of being housed, while average waiting times for 2 bed
properties are over one year. Households seeking four bed properties wait on
average over two and half years.

‘reasonable preference groups’ with
take account of local circumstances.
= To assist with geographical mobi
may be weakened or eliminat
= Choice Based Lettings (CBL)
allocations processe

if alternate
new framework.

at a level that will sustain demand
oviders (Housing Associations)

be found on pages 31-32

This consultatio ent seeks views on the new freedoms now available
to us, and how they can most effectively be used to deliver a better housing
service for the residents of Derby. It is intended to provide an opportunity to
shape the final strategy. Through a series of questions throughout the
document, we seek your views and where applicable your policy position.
Section 11 gives full details on how to participate in the consultation process.

A tabulated summary of the key issues and the approach of the Council is
provided on the next page:
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Tabulated Summary of our Position on Implementation of the Reforms

Policy Area / Key Considerations Our Position
Option
Flexible / = |nsufficient supply of housing | Targeted Implementation:
Fixed Term to meet the demand for it —
Tenancies more effective targeting of = Used for all new general needs tenants
stock to those in need but not for tenants in supported /
= Risk of administration, sheltered / extra care housing etc.
bureaucracy, legal = Renewal by default unless under
challenge, rent loss, voids occupation or unused adaptations are
= May discourage aspiration
and contribute to on ending tenancies on basis
‘residualisation’ of estates. alone subject to further
‘Affordable’ = Additional funds for new
Rents build.
= Surpluses generated this reases to 1 bed properties due to
way may be invested outsid reform and extending of single
Derby. son allowance to under 35 year olds
" d increases to larger properties
- 3 beds or more) where rises to
0% of market rent may impact
ordability.
Homelessness | = Widespread Implementation:

(Discharge o

= ‘Suitability criteria’ will apply with offers
of accommodation based on the
appropriateness of the property, rather
than whether it is owned privately or by
the Council or a Housing Association

Allocations

Many households currently
on register with little genuine
chance of being housed

= Excessive waiting times,
particularly for larger
properties

= Reducing unnecessary
administration and
bureaucracy

Comprehensive Review:

= Possible restriction to the ‘reasonable
preference groups’ with some
supplementary categories to take
account of local circumstances.

= ‘Local connection’ requirement may be
weakened to promote mobility

= CBL also reviewed to see if alternate
allocations processes are more
appropriate
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1.1

1.2

1.3

1.4

1.5

1.6

INTRODUCTION: THE PURPOSE AND SCOPE OF THE TENANCY STRATEGY

Achieving Our Housing Objectives

Derby’s Housing Strategy 2009-13 sets out a comprehensive plan to address
the housing needs of our community. It outlines how housing and related
services work together to provide co-ordinated and comprehensive services for
Derby’s residents. In doing so it identifies a number of key strategic objectives
relating to providing affordable housing of a decent standard; supporting
vulnerable households; and promoting cohesive and balanced communities.

form which will impact on the
way social housing is resourc anaged. Specific reforms to

« more generally, which will
impact on the way tenants and na ss and fund their housing
costs.

In view of theg [ to review the way we will achieve our
' > reforms themselves legally require

Potentially the
social housing tenants: Whereas previously new tenants would expect to
receive a lifetime tenancy (following an introductory period), the position now is
that Councils and Housing Associations are able to grant new tenancies on a
fixed term basis. At the end of the fixed term, subject to an assessment of
suitability and continuing need, and subject to various safeguards, the tenancy
may be renewed or allowed to expire. In the latter case the tenant will be asked
to ‘move on’.

The Tenancy Strategy is therefore principally concerned with tenure reform.
However, reforms in related areas such as to rent models, allocations policies
and measures to address homelessness also impact and in some case overlap
with tenure issues. Furthermore, government guidance requires that tenancy
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1.7

1.8

1.9

strategies be ‘consistent with’ homelessness strategies and allocations
policies. Consequently, the Strategy addresses not only tenure but also
homelessness, allocations and rents.

As housing and related services are not delivered solely by the Council, but in
partnership with a number of other agencies and organisations, our Tenancy
Strategy will be drawn up in consultation with our ‘Registered Provider’
partners. It will also give a steer to them as to the position of the Council on the
key issues that affect all of us as providers of housing services.

Some of the changes proposed are extremely far reaching and potentially
affect anyone seeking to access social housing. The sultation will therefore
also include existing tenants, those waiting for housi nd the general public

more widely.

Finally, it is important to stress that the m [ proposed in this
document, particularly regarding securi ew tenants
only. In nearly all circumstances exi and the
changes will not be applied retrospecti words, existing tenants can
be assured that if they curren ' enancy then they are entitled

to keep it. The only case in
voluntarily move from a home
designated as being for a fixed
discussed in more

ly is where tenants
to new accommodation
term tenancies is

This consultation document seeks views on the new freedoms now available
to us, and how they can most effectively be used to deliver a better housing
service for the residents of Derby. It is intended to provide an opportunity to
shape the final strategy. Through a series of questions throughout the
document, we seek your views and where applicable your policy position.
Section 11 gives full details on how to participate in the consultation process.

Q1. Do you consider this section clearly sets out the purpose and scope
of the draft tenancy strategy and sets the scene for the rest of the
document? What suggestions do you have for any additional inclusions
or for making it more understandable?
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2.1

2.2

2.3

2.4

SOCIAL HOUSING — THE NATIONAL CONTEXT

The Government has identified a number of problems with the current ‘system’:

= Social housing not being used effectively — frequently occupied by those
that may not need it while thousands wait for accommodation on housing
registers

= Expensive use of temporary accommodation

= The Housing Benefit bill is ‘considerable’

= High levels of unemployment in the social rented sector and lack of
geographical mobility

= Falling public subsidy for new social housing s

Government proposes that these problem forms to a number

of key areas, the principal ones being:

= Tenure
= Rents
» Housing Register (‘Waiti
= Allocations

= Discharge of the Homelessne
»= Mobility Schem
= Housing Be

lly to benefits are found in the Welfare Reform Bill
eive royal assent early in 2012.

Q2. Do you consider this section adequately outlines the national
context for social housing and the broader intention of the legal
reforms? What amendments/additions would you make, if any?
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3 THE LOCAL CONTEXT — TO WHAT EXTENT ARE NATIONALLY
IDENTIFIED PROBLEMS PRESENT IN DERBY?

3.1 The degree to which we will utilise the new powers provided by these reforms
in Derby will in principle depend on two pivotal assessments:

i) The extent to which Derby experiences the same issues as those identified
nationally — i.e. those issues which the reforms are intended to address.

ii) The extent to which we assess that the implementation of these reforms is
an appropriate means to address the particular circumstances of housing
delivery in Derby.

3.2  Considering the current situation in Derby it i that significant

S been operational since April 2010. This targets
advice to young people in order to prevent arrears and

loss of tenancy

3.3  All of these outcomes contribute to achieving our broader housing objectives.
But notwithstanding these considerable successes the demand for housing

* This is an approximation which does not take into account the fact that while some households are
being helped out of fuel poverty, others may be simultaneously falling into it. This is usually due to
rising fuel costs, though other factors affecting income such as unemployment may also be
relevant. Furthermore, some households lifted out of fuel poverty in one year may themselves fall
back into it in the following year.

?In some cases households have been helped into what were previously empty dwellings. There is
therefore some overlap between the bond figure and the figure for empty homes brought back into
use
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and related support services continues to grow while resources are being
squeezed. The extent to which this is happening is worth examining in more
detail, as follows:

Housing Need and Supply

3.4  Our Housing Register (or ‘waiting list’) consistently shows in excess of 7,000
households awaiting housing. This level of demand has persisted for many
years.

3.5 A separate evaluation of housing need was undertaken as part of our
Strategic Housing Market Assessment (SHMA) in . This analysis
established that Derby has an affordable housin ortfall of 553 units per
annum. However, since 2008 our annual incr: ffordable housing
provision has been below 250 units per an ably less than we
need. The precise figures are as follows:

Year 2008-9 | 2009-10

No. of
dwellings

216 240

3.6

3.7

21 million. But in the current four year period
support has dropped to £4.5 billion with Derby
2ss than £10 million.

* Defined as accommodation let at below market rates and made available to people whose needs
are not adequately served by the commercial housing market

> Figures from www.homesandcommunities.co.uk The bulk of government support for building new
affordable homes is distributed through the HCA
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Homelessness

3.8  The demand for homelessness services continues to rise. This is evidenced
by the increasing numbers of households threatened with homelessness that
the service works to prevent:

1800
1600 //1_
1400
1200
1000 /

800

600
400
200

0

No. of Preventions p.a.

2008/9 2009/10 2010/11 2011/12

Fig 2: Homelessness preventic

3.9  Prevention ser ali an increasing caseload, rising from
under 800 er 1600 (projected) in 2011-12.

3.10 programme provides housing related support to
as teenage parents, vulnerable older people,
isabilities, ex-offenders, single homeless people,

alth support needs and people who misuse drugs and

alcohol.

3.11  The programme in Derby has historically received about £10m per annum,
but is now subject to cuts in funding levels as illustrated below:
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3.12 As can be seen, the cash funds allo

3.13

3.14

Figure 3: Falls in SP funding between 2009 and 2014

to the service re ed constant

stands at 247,300 but is forecast to increase
ears. The graph below, based on figures from
Statistics, illustrates this increase. And given that older
to become vulnerable and in need of additional

population is made up of older age groups. The graph therefore also

indicates the percentage of the population made up by people over 65 years
old:
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mmm Population —e— % 65 yrs+

275.0 17
270.0 + t165
g 2650 ES
8 2600+ 116 8
S 2550 1155 %
3 2500 | e §
£ 24501 2
240.0 + T 145
235.0 - - 14
2012 | 2013 | 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020
Figure 4: Population Growth / Prop of Older s 2012-2020
3.15 In 2012 Derby’s population will exc of a millio the first
time. By 2020 the population size will 68,000; an increase of over
20,000 on today’s figure.
3.16 The percentage of the popula ; [ eople over 65 years is

also increasing — fr
: proportions of the very elderly.
That is, by ill grow by 19% and the 85+ population

will grow by

3.17 ' f ion size, coupled with an increasingly proportion of

3.18 The provision of sufficient and suitably adapted properties for disabled people
is another area of concern. At present the backlog of Council organised
adaptations in privately owned properties stands at nearly £2 million, while
demand for adaptations in social housing continues to rise. Given the ageing

population discussed above demand is expected to increase further.
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3.19

3.20

3.21

3.22

3.23

Welfare Reform

The Welfare Reform Bill will introduce (subject to parliamentary approval) a
number of changes which will impact severely on vulnerable households and
the demand for housing services. Although these changes will be
implemented nationally, the extent of their impacts will vary according to local
geographies. The key changes are as follows:

1. Caps to the maximum Local Housing Allowance (LHA) payable
2. Increases in non-dependant deductions

3. Local Housing Allowance calculated using the 30th percentile of market
rents rather than the 50th percentile

4. Limiting housing benefit for working age tena
of property they are judged to need

5. Shared Accommodation Rate — raisin

o it only covers the size

the South East than in Derby, (and )
the other measures are likely to have f negative impacts. These
include: increased overcrowding; increas mand for cheaper properties;

increased demand for discretio i ents; higher demand for
[ private rented sector;
ing less willing to let to

This down also impacted on the shared ownership model.
Households, € if able to participate in these schemes, have been
increasingly unwilling to do so due to uncertainly over future price falls and
the risk of negative equity.

Problems of housing supply are also exacerbated by the well documented
downturn in new house building® which has affected the private sector as well
as the social housing sector.

® See for example: House-building to hit lowest levels since 1923 as housing waiting lists hit record
high at http://www.24dash.com/news/Housing/
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The Need for Strategic Review

3.24 Looking forward there are clearly a wide range of pressures on service
delivery; both from cuts to funding for the supply of housing and housing-
related support, and from increases in the demand for these services.

In view of this it is essential that the new freedoms available should be
considered in detail in order to assess what scope there is for better meeting
our strategic objectives and tackling housing need.

Q3. Do you consider this section suitability reflects the position in
Derby and has identified all the major factors impacting on market
conditions, funding, and the demand for service provision?
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4.1

4.2

4.3

4.4

4.5

4.6

THE REFORMS IN MORE DETAIL: THE FREEDOMS THEY PROVIDE
AND OUR ‘POLICY OPTIONS’.

Fixed Term Tenancies (or ‘Flexible Tenancies’)

Registered Providers (including Councils and Housing Associations) will be
able to let to housing register applicants on fixed term tenancies (FTTs). The
secretary of state has recommended five years as the standard minimum,
though in exceptional circumstances this can be reduced to two. Lifetime
tenancies may still be offered where this is considered appropriate.

The purpose of this reform is to enable better tar
stock to those in most need. It is expected th

g of the social housing

ing shorter tenancies to

options, stock will
ed who are

of suitable a odation in the private rented sector (PRS). Previously the
household could refuse an offer in the PRS and insist on an offer with the
Council or a Housing Association.

This change is intended to respond to the shortage in social housing by
making greater use of the private sector. It is also expected to reduce the
substantial costs that can arise from accommodating households in
temporary facilities while waiting for suitable social housing to become
available.
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4.7

4.8

Allocations

There will be the freedom to end the practice of running ‘open’ housing

registers. That is, whereas previously almost anyone could apply for social
housing, local authorities will now have the freedom to set their own eligibility

criteria to join the lists, according to local needs and priorities.

This measure, as with FTTs, is primarily intended to allow housing to be
targeted at those in most need. Households able to access other tenures,
such as private rented, shared ownership, or owner occupation, will be
expected to pursue those options instead, rather than joining the social
housing register.

Q4. Is this a clear and complete summary of the major reforms and the
policy options they provide? What additions/amendments would you
make if any?
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5.1

5.2

5.3

54

5.5

5.6

THE COUNCIL’S POSITION ON IMPLEMENTATION OF THE REFORMS

The following sets out the position of the Council on the extent to which the
new reforms should be implemented locally. It provides the basis of Council
action on its own stock, while also informing private Registered Providers of
what we consider to be key considerations in the development of their own

policies.

Fixed Term Tenancies (FTTs)

mstances will not be
ost far-reaching and
e considered in some

The possibility of introducing FTTs, which in some
renewed when they expire, is potentially one of
controversial of all the reforms proposed. It is
depth as follows:

the provision of accommod
stock is insufficient to meet

ed by households which may be able to
access othe rented / owner occupied / shared

ownership).

‘Unsuitability’ (1) - Under-occupation

Studies in Council stock show that potentially over 2000 houses are under-
occupied by a single room, with a further 400 under-occupied by 2 rooms’.
Under-occupation is also present to a considerable degree in Housing
Association Stock, as illustrated by one of Derby’s leading providers, which
estimates under occupancy is present in up to 13% of its stock.

" These are estimates based on the number of persons registered as living at the property against
the number of bedrooms at the property. The figures should be treated with some caution as there
may be more persons resident than actually registered as resident.
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5.7

5.8

5.9

5.10

5.11

5.12

Concurrent to under-occupation is over crowding, and a shortage of large
family properties. Attempts to tackle under-occupation by incentive schemes
and other measures, while having a degree of success, have not reduced the
scale of the problem in a substantial way.

‘Unsuitability’ (2) - Adapted Properties

There is also an issue with the ‘recycling’ of adapted properties. That is,
when a disabled person moves on from an adapted property, with the rest of
the household remaining in residence, the adaptations may be left unused.

the same time as new
early not the most

The property may be left with redundant adaptatio
adaptations are installed in other properties. Thi

on expiry - though the house
different property. This will f ore readily for another
household for whom it is more i ize and/or facilities.®

C ackling unsuitability, it is important to
bear in mind-tha i olied to new tenancies, not existing

levels are asked to move on, this may result in the ‘residualisation’ of
housing estates, occupied only or predominantly by benefit-dependent
households. This may undermine our corporate objective to promote
sustainable and balanced communities. Related to this point is the fact
that tenants will be aware that they no longer have a ‘home for life’ but
may at some point in the future be asked to move on. This may impact
detrimentally on the pride they have in their homes and neighbourhoods.

¥ Since the mid 1990s adaptations costing £500 or more have been made to over 3,500 Council
properties. It is not known precisely how many of these adapted properties are still in use by a
disabled person.

 We anticipate that non-renewal of a tenancy would only occur in the case of major adaptations
being unused, such as an extension or specifically installed ground floor wet-room. There is no
intention to act on the basis of relatively minor adaptations such as hand-rails, stair-lifts etc.
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» Disincentive to Self-improvement: If residents believe that remaining in
need of support may result in the renewal of a tenancy, while accessing
employment and greater income may result in its termination, this may
discourage aspiration

» Size of Social Housing Stock: The Government is consulting on significant
increases in the discounts available to Council tenants buying their
property. It's quite possible that the threat of a termination of a tenancy
may provide an additional incentive for a tenant to exercise their right to
buy, resulting in a reduction in the size of the remaining stock still
available for social housing. The combined effective of these changes
could therefore be to reduce social housing supply rather than to target it
more effectively.

» Increased Costs: Across a wide range of
increase. Administration, bureaucracy

These types of consideratio S ' r a number of RPs from any
use of FTTs. They provide a ining the current practice
of issuing lifetime te [ 2

of ‘unintended consequences’ which cannot yet
autious approach. Our position is therefore as

those in most need. But the extent and circumstances in which
implementation would be supported is limited.

Initially, the Council would support the use of FTTs to tackle ‘unsuitability’,
i.e. to tackle:

a) Under-occupancy

b) Re-use of adapted properties where the disabled person is no longer
resident.

Higher income alone as a ground for ending a tenancy will not be a policy the
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5.17

5.18

5.19

5.20

5.21

Council intends to adopt for its own housing at this stage, though this will be
subject to review once further consultation has been undertaken. However,
the Council does recognise that private RPs may adopt this approach more
readily where they consider it an appropriate means to efficiently manage
their stock.

We have a similar stance on the use of FTTs as a housing management tool
to tackle ASB and severe rent arrears — it is not our current intention to adopt
this approach but we reserve the discretion to introduce this measure in
future and recognise that some RPs may also intend to.

Vulnerable Groups

There are certain vulnerable groups where th
considered appropriate. For example older
needs, or adults with learning difficulties
from a different approach.

FTTs may not be
upport or care
sues may benefit

Consequently the Council recommen
general needs tenants. Tho
housing may be better serv
arrangements.

lly, FTTs are used only for
orted, sheltered or extra-care
ies or existing licensing

consider how best to use FTTs with
her households where longer tenancies

So its on implementing FTTs are provided in Appendix B

Q5a. Fixed Term Tenancies

i) Have we taken into account the relevant factors in coming to a position
on the use of FTTs? If not, what other factors should be considered?

ii) Do you agree with our position on the limited use of FTTs? In particular:

— What are your views on initially targeting ‘unsuitability’ (whether
though under-occupation or the use of adapted properties)?

— What are your views on using income as a criterion?

— What is the most appropriate tenancy arrangement for ‘vulnerable
groups’?

— Any further suggestions?

iii) RPs, what is your own policy position on FTTs?
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5.21

5.22

5.23

5.24

Affordable Rents

Affordable rents are intended to provide additional funding to support new
build investment in a time where HCA subsidy is falling dramatically. The
Council accepts that they will increasingly be part of ‘the housing offer’.

However, there are concerns over the implications for affordability and
accessibility for housing register applicants if rents are allowed to rise
excessively. A study by the Council (which can be accessed in full in
Appendix C) has shown the potential for the following rises when
converting from social to affordable rents:

mmm Social rent =3 Affordable —»— Increase (£pw) Increase (%)
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@ Social rent 62 70 74 93
— Affordable 65 81 91 127

0 Rent Levels if Converting to Affordable Rents

ats are quite small — less than 5% (£3 p.w.). But
ncomes even such small rises may be significant.

income tenants'®,

Using CORE data from 2010-11 to inform the typical number of re-lets p.a.,
the study also looked at the potential increased borrowing capacity that
could be supported by the higher rents'":

' The figures are derived as follows: market rents based from LHA data; social rent based from
relets in 2010-11 as recorded on CORE.
"' Based on core data for relets in Derby during 2010-11
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5.25

5.26

No. of | No.re-lets | Borrowing increase | Borrowing increase | Borrowing increase
beds 2010/11 10% re-lets (£ 33% re-lets (£ 000’s) | 50% re-lets (£ 000’s)
000’s)

1 216 82 270 410

2 328 462 1,530 2,312

3 146 318 1,050 1,591

4 18 78 260 393
Additional Borrowing

4 ,11 4,7

Capacity (£ 000’s) S Sl ge

Figure 5: Potential Additional Borrowing Capacity Generated by Conversions to
Affordable Rents'?

Potential additional sums available for new
under £1m if 10% of re-lets are convert
lets are converted. Of course as prop
year on year continuing conversio

substantial — from just

rents

Bearing in mind these considerations
affordability, the Councils’

Subject to the caveats state
the principle of aff

roadening housing diversity
al funds to support new-build

e RPs have entered into a contract with
rent element.

he single room allowance will soon apply to
yrs and this will reduce the affordability and demand for
in particular. We would therefore not be supportive of

and 4 bed properties we would also seek to limit rent rises to 2 bed
properties.

3. Our research shows that increases to larger properties could be over
£30 p.w. if a rise to the full 80% of market rents was implemented. We
would not be supportive of rises of this magnitude - again on affordability
grounds. However, smaller rises may be supported provided it could be
demonstrated that the units remain affordable to low income groups.

"2 Analysis from Derby City Council Development Team
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5.28 Reinvestment sums generated from the higher rent levels can be
substantial. But there is no legal or other requirement that sums generated
in Derby will necessarily be used for reinvestment in Derby. To be
supportive of such increases, the Council would seek commitments from
developers/providers that a reasonable level of locally based reinvestment
would result.

Q5b. Affordable Rents

i) Does this analysis accurately reflect the key considerations in
implementing affordable rents? If any are missing please specify.

ii) What alternative methods of calculating market rents would you
use and how would you best measure ‘affordability’?

iii) RPs, what is your own policy position on affordable rents?

iv) Any other comments/suggestions?

5.29 m additional tool to tackle and prevent

5.30 This mez also facilitate access to private accommodation in areas
where there o social housing. The map below shows the distribution of
social housing in Derby in dark / purple:
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5.31

5.32

homeless households by an offer in the private sector we should be able to

reduce the TA bill and free up these funds for other measures to tackle
homelessness.

Q5c. Homelesshess

What are your views on the approach to offering homeless
households accommodation in the private sector? Are there any
other measures/safeguards that we should put in place to protect this
particularly vulnerable group. Any other comments/suggestions?
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5.33

5.34

5.35

5.36

Allocations

The Council’s view is that the allocations system is in need of fundamental
review. Prior to the Localism Act a number of changes were already
planned, but the new freedoms now available are so far-reaching that a
further substantial review of the Allocations Policy has become necessary.

A number of the problems with our current system are discussed in section
three. However, it is also useful to gauge effectiveness by considering
average waiting times, as illustrated below:

Average Waiting Time (Weeks)

400 -

300 -

No. of weeks 200 -

100

0
3 4

® Waiting Time (Weeks) 82 73 94 139
No. of beds

er of beds, 2010-11 Derby Homefinder'®

it, though even these households had to wait well over
ted four bed properties waited on average over two and

To address these problems and provide a more effective process, the
following amendments will be considered:

a) Eligibility to join the register may be restricted to those applicants with
a realistic chance of being housed. This could to involve a restriction
to the ‘reasonable preference groups’ with some supplementary
categories to take account of local circumstances.

b)  To assist with geographical mobility the ‘local connection’ requirement
may be weakened or eliminated.

'3 Figures based on general needs re-lets in 2010-11
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5.37

5.38

c) Choice Based Lettings (CBL) may be reviewed to see if alternate
allocations processes are more appropriate under the new
framework.

d)  The housing register will be maintained at a level that will sustain
demand and allocations to RPs at reasonable levels.

However, changes to our allocations must also support our strategic
objective of promoting balanced and stable communities. It is also like
therefore that we will give additional preference to households making a
positive contribution to the community. That is, working households
(possibly up to a specified maximum household income), those actively
involved in volunteering or some other form of activity which contributes to
community life, will also be given preference an ify to apply for social
housing. The precise details of how this will a n practice will be subject
to the allocations review process as discu

Pease note that no changes will be olicy until a
specific consultation process has to this
consultation for the Tenancy Strate
opportunity to engage more fully in th
policy later in the year.

pment of a revised allocations

Q5d. Allocations

i) Do you agree with the broad proposals to amend the allocations
policy?

ii) What other measures might you introduce to reduce waiting times,
bureaucracy and costs and to allocate housing to those in most
need?

iii) What are your views on ‘additional preference’ for those making a
positive contribution to the community?

iv) Any other comments / suggestions?
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6.1

6.2

6.3

6.4

MOBILITY IN SOCIAL HOUSING

In general the Council supports greater mobility in the social housing sector as
a means of reducing levels of over crowding and facilitating moves to access
employment or for health / support reasons. We note also that the Government
is committed to introducing a nationwide social home swap scheme.

It is likely that through a direction to the social housing regulator the

Government will require registered providers to subscribe to such a scheme,
though this is subject further deliberations by the secretary of state following
responses to a consultation on this area.

cations policy can be
nt Guidance, we
ional housing

As discussed in section 5, we will reviewing ho
amended to better promote mobility. In line wi
anticipate that all RPs operating in Derby
mobility scheme if introduced.

ignup to a

We would expect that wherever possibl oving through such a
scheme would be able to enjo ty of tenure and rent model in

contract with the

Q.6 Mobility

i) What are your views and if applicable policy position on mobility in
social housing?

ii) How would you address the issues relating to differences in tenure/
rent model for transferring tenants?

iii) Any other comments or suggestions?
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7.1

7.2

7.3

7.4

7.5

FORMULATION OF THE TENANCY STRATEGY

In consultation with registered providers, residents, tenants and other local
stakeholders (such as statutory and non-statutory providers of housing related
support) it is our responsibility as a Council to understand, plan for, and
manage the impact of reforms to the provision of social housing. This must be
done in the context of varied and increasing housing need, complex markets,
limited and falling funding streams and welfare reform.

The key areas under consideration relate to Tenure, Rents, Homelessness
and Allocations processes. In arriving at the prelimin osition outlined
above we have conducted some detailed researc taken ‘soundings’ from
some of the more prominent social landlords in e have also carefully
considered national guidance and local circ

The dissemination of this discussion ent marks the st the formal

consultation process. We welcome y it raises, or
indeed any other matters you consider aken into account in
formulating our finalised strategy. [ to participate in the
consultation process are outline

It is important to take at may be implemented
will not be appliec ively. benefits they are intended to give rise
to, such as more effici sing stock, reduced waiting times,
under occupat [ gradually be realised over time.

Nevertheless in t
subs achievi trategic housing objectives.

At on the key issues is provided below:
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Tabulated Summary of our Position on Implementation of the Reforms

Policy Area / Key Considerations Our Position
Option
Flexible / = |nsufficient supply of housing | Targeted Implementation:
Fixed Term to meet the demand for it —
Tenancies more effective targeting of = Used for all new general needs tenants
St_OCk to thos.e. In nged but not for tenants in supported /
= Risk of administration, sheltered / extra care housing etc.
bureaucracy, legal , = Renewal by default unless under
challenge, rent loss, voids - nused adaptations are
= May discourage aspiration
and contribute to ending tenancies on basis
‘residualisation’ of estates. subject to further
‘Affordable’ = Additional funds for new
Rents build.
= Surpluses generated this - reases to 1 bed properties due to
way may be inves ide orm and extending of single
Derby. lowance to under 35 year olds
= Impact on affordabilit ases to larger properties
- 8 beds or more) where rises to
0% of market rent may impact
on affordability.
Homelessness idespread Implementation:
(Discharge o
Duty_by o) = ‘Suitability criteria’ will apply with offers
in Privat of accommodation based on the

Sector)

appropriateness of the property, rather
than whether it is owned privately or by
the Council or a Housing Association

Allocations

Many households currently
on register with little genuine
chance of being housed
Excessive waiting times,
particularly for larger
properties

Reducing unnecessary
administration and
bureaucracy

Comprehensive Review:

= Possible restriction to the ‘reasonable
preference groups’ with some
supplementary categories to take
account of local circumstances.

= ‘Local connection’ requirement may be
weakened to promote mobility

= CBL also reviewed to see if alternate
allocations processes are more
appropriate
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8.1

8.2

8.3

8.4

MONITORING, REVIEW AND GOVERNANCE

Derby City Council has established a steering group to oversee the
development of the Tenancy Strategy. The group, which may be expanded as
required, currently comprises officers from Strategic Housing, Housing Options
and Advice, Legal Services, Derby Homes and Derwent Living.

This group will support the Council in its role of monitoring and reviewing the
effectiveness of the strategy

Monitoring will need to consider two main are

ies will inform future changes to the strategy and
onse to remain appropriate and relevant to changing

enable our service re

circumstan

Q8. Monitoring, Review and Governance

i) Do you support the approach to monitoring and reviewing the
effectiveness of this strategy?

ii) Who do you think should be represented on the steering group?
iii) Any further suggestions?
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9.1

9.2

A SUMMARY OF WHERE REGISTERED PROVIDERS’ POLICIES CAN BE
FOUND AND THE DIFFERENT TENANCY TYPES

The Localism Act requires the Tenancy Strategy to summarise the polices of
registered providers or ‘explain where they may be found’**.

A schedule detailing where the policies of all the registered providers active in
Derby can be accessed will be published in the final strategy. The main
different types of tenancy currently used by providers as follows:

Assured Shorthold Tenancies (ASTs) — These common use in the
private sector and by some Housing Associatio heir market rented

stock. The key feature is that the tenancy last erm following which
the landlord is entitled to possession of t

Assured Tenancies - These provide but the
tenant can stay in the property for an ere is no
automatic right for the landlord to repos operty at the end of the
tenancy.

Regulated Tenancies — Thes ecurity of tenure as
assured tenancies but also pro : ig ly for a fair rent to be
registered. Automati cession rig a spouse or another

of the tenancy holder
y tenancy is a one-year ‘trial’ Council

his scheme is a combination of renting and buying.
% of the value of the property is purchased, usually

Q9. Tenancy Types and the Policies of Registered Providers

Is this summary an accurate and complete account of the main types of
tenancies in use — please comment on any errors or omissions

RPs: Please inform us of where your own policies can be accessed, in
accordance with the requirements of the Localism Act

% hitp://www.legislation.gov.uk/ukpga/2011/20/section/150/enacted
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10 EQUALITIES

10.1 A full Equalities Impact Assessment (EqlA) of this strategy will be
undertaken during the consultation period. Its purpose is to assess the
impact of the Strategy on the different equality groups with the intention of
implementing remedial action where this impact is negative and maximising
access to services for everyone. Wherever possible, we will implement any
actions or steps identified by the EqlA as soon as it is practical to do so.

10.2 We would anticipate all RPs undertaking EqlAs of own tenancy polices.

11 CONSULTATION PROCESS

To [ welcomwspond,
ed at the following:

Responsibility egic Housing Division at Derby City Council is responsible
for this '
Consultation

Timescale This consultation will run from Friday, 27 January 2012 until 5pm on
Friday, 30 March 2012

Enquiries For further information on this consultation document please email
housing.strategy@derby.gov.uk or telephone Jeremy Mason on
01332 256318
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How to

respond

After the We will publish a summary o
Consultation finalised Strategy.

Consultation responses can be submitted online by going to:
https://remote.derby.gov.uk/dccsurveys/hs/tenancystrategy/tenancy

strategy.htm

Or by email to: housing.strategy@derby.gov.uk

Or by post to:
Derby City Council Tenancy Strategy Consultation
FAO: Jeremy Mason
Saxon House
Heritage Gate

Friary Street

Derby

DE1 1AN

expect thi e ready in April 2012
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APPENDIX A: GLOSSARY OF TERMS

ASB Anti Social Behaviour

AST Assured Shorthold Tenancy

CBL Choice Based Lettings

DCLG Dept. for Communities and Local Government

FTT Fixed Term Tenancies or ‘Flexible Tenanci
end of the fixed term the tenancy is eith
terminates

HCA Homes and Communities Agenc
of grant funding for Affordable ing in England

HB Housing Benefit

HOC Housing Options Centre

Local Authority

of Social Housing. Usually refers
ociations though Local Authorities that

SP
SRR Single Room Rate (of Housing Benefit)
TA Temporary Accommodation
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APPENDIX B: IMPLEMENTATION OF FIXED TERM TENANCIES

It is not the intention of the Council to be prescriptive as to the ‘mechanics’ of the
reviewing and renewing of fixed term tenancies. This information lies in the domain
of the detailed tenancy polices which RPs will draw up. However, we would
highlight some practical considerations to take into account in the formulation of
those polices:

would still be the

s previously

wed in the case of
ger needed). RPs
nt arrears as

Continuing occupancy and renewal on expiry of the fixe
default position — unless certain specific conditions a
mentioned, our view is that tenancies would only
under-occupancy or unsuitability (i.e. an adapte
will decide whether to include income and s
further conditions.

ASB/persiste

Implementation of FTTs should as.far as possi done in a way which
minimises potential housing manage ith any changes being as
simple and transparent as possible. , inevitably be some
households that do not benefit from t ould nevertheless be

yward the expiry date may provide a presumption that
2newed; though providers may wish to take further

advice on the ghts implications of such an action.

= Reviews should be ‘light touch’, assessing simply whether grounds for
termination (non-renewal) apply. If not, the tenancy is renewed automatically.

» Fixed term tenancies are likely to be restricted to general needs households of
working age.

» Families with school age children should not be asked to move if this disrupts
children’s schooling.

= Other vulnerable groups should be treated according to circumstances and not
unreasonably be asked to move on.
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APPENDIX C: AFFORDABLE RENTS:

What impact will a conversion from ‘social’ rents to ‘affordable’
rents have on rent levels and new-build funding in Derby?

1. Introduction — Government Proposals and Intended Outcomes

Key Points

= Proposed reforms to social housing include a ne
‘affordable’ rents are set at up to 80% of marke
option (subject to agreement with the HCA)
proportion of new build properties as well

e for rents. The new
ith RPs having the

» The analysis that follows looks e im osed changes may have
in Derby. It considers how much 5€ | ting from ‘social’ levels
to ‘affordable’ levels & ication as to how much extra
revenue may be ra nt pote al additional funding for

. Crumally, |t also p i ion impacting on affordability. As
such it 4 f d the extent to which the Council can

N

Social Rents

Figures for social rent were generated by looking at two data sets — core data and
Derby Home Finder data:

a) Core data (based on 1376 re-lets in 2010-11) shows typical social rents in
Derby'® to be as follows:

"> There is no requirement for RPs to invest monies raised on the back of rent increases in the
same locality as where the increases were made. Rent rises in Derby could therefore support new-
bwlds in other local authority areas rather than Derby.

® As charged by RP’s including Derby homes
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No of beds 1 2 3 4 5+

Rent
(E/pw)

61.77 69.93 73.84 92.68 112.98

b) Home finder figures are based on advertised rents in 2010-11 (1926 instances):

No of beds 1 2 3 4 5+
Rent 65.10 70.68 74.20 91.67 Insufficient
(£/pw) sample size

Market Rents

market rent by looking at two indicators
rents as advertised on the web:

‘In the Rent Of | Housing Allowance for tenancies in the
area are repres [ t a landlord might reasonably be

That is“ in Derby are as follows:

No of beds 2 3 4 5+

Rent
(£/pw)

101.54 114.23 159.23 N/A

b) Online Search.

Rentright.co.uk provides extensive data on average monthly rent levels, based on
landlords’ / agents’ property advertisements. Extrapolating from their monthly
‘snapshot’ figures to give a weekly average provides the following:

' https://Iha-direct.voa.qov.uk/ (accessed 28/9/11)
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No of beds 1 2 3 4 5+

Rent
(£/pw) 88.28 110.03 131.93 155.23 N/A

Less detailed data is provided from home.co.uk and findaproperty.com. Combining
and averaging figures from these sites gives the following:

No of beds 1 2 3 4 5-6
Rent
(E/pw) 97.67 118.39 139.67 166.15 N/A

3. A Comparison of Social and Market Rents

The differences between the findings for core
typically less than 2% (with the exception
is 5%). But as core data uses actual rent
chosen data for comparison purposes, as i

200
- /
g/ 100
50 -
(/]
1 2 3 4
— | HA 81 102 114 159

(Note: Rents rounded to the nearest £. ‘Other web’ comprises data from
home.co.uk and findaproperty.com.)

Unsurprisingly, social rents are markedly lower than any of the measures of market
rent. Of these, LHA rates are slightly lower than other market rent measures. This
may be due to the fact that the data for the other measures is derived exclusively
from commercially advertised properties, which could well be higher than average
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rates. For this reason, and because it is based on a far larger sample size, LHA will
be the preferred indicator for assessing affordable rents.

4. Likely Rent Increases when Converting from Social Rents to Affordable
Rents

The graph below illustrates the rent rises that would follow if converting social rents
to affordable rents — ‘affordable’ being defined as 80% of market (LHA) rent.

mmm Social rent 3 Affordable —»— Increase (£pw) Increase (%)
3
- a
2 3
g
¢ 9
c (3}
& :
g
o
== Social rent 62 70 74 93

Rent increa ts are quite small — less than 5%. Rises for larger
properties are solute and percentage terms, rising to a substantial
£34p.w. / 36.59 properties.

5. Additional income and borrowing capacity to RPs through conversion to
affordable rents

If conversions from social to affordable rents were implemented according to the
figures above, the following increases would apply:
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Increases / | Rent increase Revenue increase over | Borrowing capacity
No. of beds | p.w. (£) 30 yrs (£/unit) increase (£/unit)®

1 3 4,630 3,800

2 11 17,160 14,100

3 17 26,520 21,800

4 34 53,040 43,700

The potential increase in borrowing capacity in all cases but for 1-beds is

considerable. Looking at the entire private RP stock (excluding Council stock), if
conversions to affordable rents had been made on the basis of relets in 2010-11,
the following extra sums could be borrowed:

No. of No. relets | Borrowing increase | Borrowing increase Borrowing increase
beds 2010/11 10% relets (£ 000’s) | 33% relets (£ 000’s) 50% relets (£ 000’s)
1 216 82 27
2 328 462 2,
3 146 318 1,59
4 18 78 260 393
Additional Borrowing
Capacity (£000°s) | 230 3,110 4,706
Potential additional sun ild a stantial — from just under

. Points for furt

le rents.

onsideration / action

ver £4.7m if 50% of relets are
led, there is scope for year on year

= Rentincreases for 1 bed flats seem small, at less than 5% (£3pw). But for
those on limited incomes even such small rises may be significant.

= For larger properties rent increases are huge — up to £34 pw (between three
and seven times current inflation rates). Unless supported by housing benefit,
such rates will be unaffordable for many low-income tenants. This raises the
question as to whether RPs would wish to charge such rates and whether LA
Tenancy Strategies should seek to restrict them

' Figures from Housing Development Team, DCC. The analysis makes the following assumptions:
Borrowing rate: 6%; Repayment term: 30 years; Management costs: £900 pa;
Responsive maintenance: £700 pa; Major works: £900 pa; voids & bad debt: 4%
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1.
V.

These considerations can be summed up as a serie

Qualifying and Limitations of the Analysis

If restricting rises seems appropriate, what clear and transparent mechanism
could be implemented to bring this about? Note that affordable rents are
defined as up to 80% of market rent. It could in principle therefore be possible
to set up a ‘sliding scale’ depending on number of beds. That is, an
arrangement something like the following could be put in place: 1-beds could
be set at 80% market rent, 2-beds at 70%, 3-beds 60% etc. This would have
the effect of mitigating the rises and curbing increases on larger family homes,
helping to retain their affordability for low income households.

The increases in borrowing capacity following from conversion are
considerable. But crucially there is no requirement for RPs to invest monies
raised on the back of rent increases in the same locality as where the increases
were made. Rent rises in Derby could therefore support new-builds in other
local authority areas rather than Derby itself.

To what extent is the introduction of new Affo cies viable in
Derby and whose housing needs would th

At what rent level should they be set, th ent levels
and 80% of market rents?

What proportion of social housing relets sh nverted to this new tenure?

ly on Derby Homefinder or —
given the rent levels will be sign Id they be aimed at meeting

the housing needs of other people

Market rents e were determined by desk top web research / LHA
rates. The web 2xaggerate rent levels as higher value properties will
provide more of margin to meet advertising costs than low level ones. The
proposed RICS-type valuations (when introduced) may provide a more robust

methodology.

Rents vary enormously by area, even within a local authority boundary or LHA
‘broad market rental area’. But this analysis makes no breakdown by internal
area. The trends outlined are likely to be greater in more popular areas and
possibly less pronounced in less popular areas. Consequently, rent increases
in popular areas are potentially even greater than those illustrated and may
make these areas even less accessible to low income households than is
already the case.
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Social rents quoted do not include service charge. If affordable rents include an
element of service charge the figures would need to be revisited and the total
increase may be smaller.

Conversions to affordable rent of social housing stock is based on the
assumption that ‘average’ social houses could achieve ‘average’ market rents if
let on the open market. But it’s likely that the rents achieved by ‘former’ social
housing would be lower. The correct comparable should be 80% of what a
former social house would fetch on the open market — this is likely to be lower
than 80% of average market rent.
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