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Oral evidence

Taken before the Communities and Local Government Committee

on Monday 26 October 2009

Members present

Dr Phyllis Starkey, in the Chair

Mr Clive Betts Alison Seabeck
John Cummings Mr Neil Turner

Witnesses: Dr Stephen Battersby, President, and Mr Andrew GriYths, Principal Policy OYcer, Chartered
Institute ofEnvironmentalHealth;MsSarahWebb ,ChiefExecutive, andMrRichardCapie,Director, Policy
and Practice, Chartered Institute of Housing, gave evidence.

Q1 Chair: Can I welcome you to the first evidence
session in our inquiry on Decent Homes. There are
two of you from each organisation. I am hoping that
we are not going to get both of you speaking on
absolutely every point, that you will exercise some
restraint, andif indeedtheotherorganisationhassaid
what you were going to say anyway, do not feel the
need to repeat it, because we have a lot of questions
thatwewant to tryandtaxyouwith, if I canput it that
way. So my first question really is about the
probability that therewill be a backlog of non-decent
homes still after 2010, particularly given that the
Government itself has diverted some of the funding
that was previously allocated to the Decent Homes
programme to go towards new house building, and
the strong possibility that there might be future cuts
beyond 2010, whoever is in Government; and to ask
you how satisfactory you think the arrangements are
to manage and to fund Decent Homes after 2010.
Ms Webb: Shall I start? I think we are concerned that
the arrangements are not satisfactory beyond 2010. I
will justgiveyouacoupleofspecificexamples.Firstly,
we are concerned about ALMOs who are in the later
rounds who have, as you have just identified, had
their funding delayed beyond 2010. There are some
ALMOs who may not have reached the two star
standard required to unlock the additional funding
required, who may similarly fall behind. There are
gap-funded stock transfers that would be expected to
use the gap funding to build up decent homes which
have similarly had their money curtailed, and there
are retention local authoritieswhereweknowalready
that some of them have plans that go beyond 2010.
There isalsoapointabout theprivate sector, but Iwill
leave that for colleagues.
Dr Battersby: Certainly so far as the private sector is
concerned, almost certainly the vastmajority of local
authorities will be struggling, and certainly from our
work, most local authorities are literally responding
to complaint, and as the Audit Commission has
pointed out, relatively few have really eVective
strategies, so the arrangements now are not exactly
good, and certainly for the future are looking even
bleaker.

Q2 Chair: I guess the second question that I want to
get into is whether you think the purpose of the
Decent Homes programme is clear, and whether you

think the focus in future should be on continuing to
improve housing, or whether it should include
broader social objectives.
DrBattersby: If Imaycome inonthatone, I thinkone
of thepoints thatwehavemade is that to someextent,
the private sector targets were something of an
afterthought, and the purpose is not entirely clear. If
the purpose originallywas as a minimumstandard to
tryand focus investment,and that isacross theboard,
things have certainly moved on. We come from the
perspective of the housing and health nexus and the
impacts of housing on health, and as I say, if it is
declaring an interest, I was actually part of the team
that helped develop the Housing Health and Safety
RatingSystematWarwickUniversityaswell asbeing
presidentofCIEH,andcertainly it is oneof the things
that we think and believe is actually missing. So there
are health issues, and quite clearly with climate
change and energy eYciency, there is some overlap
there. But I know, looking at World Health
Organisationwork,and lookingathealthydwellings,
their location is important, but to incorporate
something like that would be diYcult, because in the
private sector particularly it is diVerent to perhaps in
thesocial sectorwhereyouhaveestates. In theprivate
sector, it is problematic for a local authority to
actually ensure there isagreenspace in that area, so to
extend the Decent Homes standard beyond the
immediate is very diYcult in the private sector.

Q3 Chair: We will be pursuing some of those
questions in aminute, ifwe can justkindofpark them
for a second. Either Ms Webb or Mr Capie?
MsWebb: I thinkastheorganisationthatactuallydid
the original work around the Decent Homes
standard, we believe that the relatively narrow focus
that it has had on bringing all properties up to a
minimumstandardhasactuallybeenvery important.
We might all wish that things went further, and
certainly we would wish that things went further, but
given the backlog that we had, the place that we
started at, it certainly has been one of the most
eVectiveGovernmentpolicies in termsof focusing the
mind and focusing attention on some pretty poor
standards, physical standards. Thinking from a
tenant perspective, it has transformed the experience
of many millions of tenants not far enough, but that
focus has been important. I knowyouwill comeback
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on tohow itmightbe extended,but thatnarrow focus
hasbeenquite important.Wewouldnot, forexample,
think that the Decent Homes programme carried
forward is the panacea for everything that is wrong
with housing and communities around, for example,
social mobility, for example, so focusing it, retaining
a focus on properties and the space in which
properties are is, we think, valuable.

Q4 Chair: Can I just pursue that issue slightly? Is the
Decent Homes standard, as it is at present,
suYciently objective and clear for it to be being
interpreted in the same way by diVerent local
authorities, housing associations and private sector
landlords, so we all know what we are talking about
when we talk about decent homes?
Ms Webb: I think this is an issue of a big picture
versus a detailed picture. At the margins, there will
always be room for slight interpretation. There will
always be examples that you can point to where
somebody will say this bathroom oYcially needs to
be replaced but actually it is fine, or vice versa, but
at the level of the big picture, and fundamentally
changing the standard of housing, then actually I
think it has been well enough understood. That does
not mean we cannot always improve the guidance
that there is for local authorities, particularly around
the private sector, I think there is more ambiguity
around the private sector, but there is very little
excuse for people to say that they have not done it
because they did not understand it. That does not
mean that we could not go further, but I do not think
any failures have primarily been failures of
misunderstanding.
Mr GriYths: There is an issue with an understanding
of the process of category 1 hazard under the
Housing Health and Safety Rating System, whether
in fact those who actually have to assess that fully
understand the system. We have anecdotal evidence
of a number of registered social landlords where the
surveyors involved in this clearly do not fully
understand the Housing Health and Safety Rating
System, and therefore are not in a position to
determine whether category 1 is present. In the
training that we have carried out, I took a brief
snapshot; over the last few months, we have had 55
delegates come to train, not one has come from a
housing association.

Q5 Chair: Where have they come from?
Mr GriYths: Local authorities.

Q6 Chair: Would they be local authority oYcers in
the housing department, or would they be
environmental health oYcers generally who would
be inspecting private properties as well?
Mr GriYths: They would be environmental health
oYcers inspecting private properties in private
sector housing services in local authorities, so they
are dealing with it in the private sector. The training
is available to all, but it is just not being taken up
by RSLs.

Q7 Chair: So would some of the properties they are
inspecting, for example, be houses in multiple
occupation?
Mr GriYths: Yes, they would.

Q8 Alison Seabeck: What do you think are the most
important changes that are needed to the current
Decent Homes standards in order to continue to
make improvements? You have talked about it
needing to be a narrow focus. What changes would
you like to see?
Mr Capie: I think we have to look at the existing
Decent Homes criteria and actually be very clear
about what its original purpose was. As Sarah said,
our priority at this moment in time should actually
be focusing on delivering the existing commitments
we have. A detraction from that, in particular given
the challenges we have around funding, would not
necessarily be particularly helpful. I think we should
also be using this time to actually be thinking ahead
about where we want to go post 2010. We almost
have to separate two issues out, retain a short,
narrow focus at this moment in time to ensure that
we actually deliver on our existing commitment, but
also be thinking about what the next steps might
include, and that is where we would probably be
looking at again a wider range of more ambitious
targets. This is where we can actually start to bring
in some of those questions around, for example, the
carbon issues that we have been focusing on. I think
one of the most important things that we also need
to do is understand where we are at at this moment
in time. There is a gap, and it is something the CIH
has called for in our written evidence, to actually
undertake an audit of where we are at this moment
in time, and what shortfall we may face by 2010, and
actually have some explicit commitments to set out
what we are going to do to tackle that shortfall and
plan how we address that.
Ms Webb: Assuming that we can talk about Decent
Homes 2, if you like, as a concept, then clearly our
main asks would be to include something about
environmental areas, to include something about
eco standards, carbon footprint, and to include
something about fuel poverty.

Q9 Alison Seabeck: Thank you very much. A nice
concise answer. We have touched on carbon
reduction targets. Clearly from what you have said,
you believe that the Decent Homes programme is
one of the ways of dealing with the problem we have
in that area, and tackling it.
Ms Webb: I think yes and no. The figure that is
widely used for the CO2 emissions that come from
housing is 27 per cent of the total CO2 emissions, so
it is absolutely clear to us that we will not deal with
generally our CO2 emissions in this country if we do
not deal with the existing housing stock. Clearly, if
we are going to invent Decent Homes 2, which we
would argue we should, then eco standards should
be part of that. However, the vast majority of stock
in the country are not social houses, they are private
houses. The Decent Homes standard does not cover
the majority of private sector houses, so whilst
thinking that there is a clear place for adding eco
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standards into any Decent Homes 2, we would not
miss the opportunity to say that there needs to be a
separate programme for bringing all housing in this
country up to a better eco standard.
Chair: It might be useful if Dr Battersby or Mr
GriYths came in in relation to the private sector.
Alison Seabeck: I was going to come back on that.

Q10 Chair: Whether Decent Homes is a useful
vehicle or not.
Dr Battersby: The problem in the private sector,
apart from the obvious, is fuel poverty; excess cold
is the most serious hazard and the greatest cause of
ill-health and death. With excess winter deaths it is a
fundamental issue. As I say, that is the rating system
which will be used there, whether it is in HMOs or
whether it is elsewhere, but again, the problem is that
local authorities have not been able to develop
eVective strategies to address this. Certainly, the
CLG did issue advice in November last year on
excess cold, but that is the main focus, and indeed,
the truth is that it is entirely possible to actually have
a home that actually, on the face of it, meets thermal
comfort criteria of the Decent Homes standard, but
could still have a serious health risk and a hazard of
excess cold.
Chair: I think the question we are asking though is:
is the Decent Homes programme, in relation to the
private sector, an eVective way of improving the
energy eYciency of that sector, and if not, what is,
rather than going to the reason why we need to do it.

Q11 Alison Seabeck: If I can add to that, we talk here
about the role of local authorities, clearly with a
strategy role in all of this; can they cope? They are
not enforcing the HMO regulations.
Dr Battersby: They cannot cope.
Ms Webb: And they cannot cope—

Q12 Chair: Hang on a minute, we still do not have
the answer. Is the Decent Homes programme an
eVective vehicle within the private rented sector for
delivering improved thermal eYciency to help us
meet the 27 per cent target or not?
Mr Capie: I think we have to look at what Decent
Homes—sorry.
Dr Battersby: Well, yes, I mean, the short answer is
that the rating system will be the focus for
intervention, not Decent Homes, and by accident it
may address the category 1 hazards.
Mr Capie: If we knew what we know now about
Decent Homes, we would have probably done it
diVerently from the outset, and we would have
actually looked at some of the broader issues around
CO2 reduction as part of that. Where we need to get
to in relation to carbon reduction is something quite
significantly diVerent from what we are trying to
achieve with Decent Homes. One of the things we
would say is a forward looking programme has to
actually be tender blind, and it will obviously be a lot
more ambitious than what we have needed to
achieve with Decent Homes. The other thing we
have to actually do is look at how we reconcile some
specific targets around housing with actually some of
the wider issues we will be taking forward, for

example around the thermal insulation and
eYciency of public buildings. If we are going to
achieve some of this stuV, it is going to require scale,
and we will not necessarily be able to do that just in
housing, but in housing we know that the impact we
can have on reducing CO2 in housing is an area
where we can make some real inroads, because the
technology is out there, the big issue remains
funding.

Q13 Alison Seabeck: I will move on to lessons to be
learned or not from Scotland and Wales. We have a
diVerent scale in England of the problem, are there
lessons that are transferable from Scotland and
Wales, are the English guidelines simply too weak?
National Energy Action think they are too weak, in
their evidence.
Ms Webb: We think there are some lessons; they
have had the benefit of coming after England, and
therefore they have learnt lessons. One of the clear
lessons they learnt was to build in slightly stricter
standards around some of the eco stuV and
environmental stuV, which they clearly learnt by
talking to us and saying, if we had had our time
again, that is what we would have built into ours, so
I think that is one lesson. I think similarly they have
been able, partly due to scale, but partly also by
observing us to build in more local variations, and in
particular to talk to local tenants and residents and
build that in from the start. Again, I think they are
better than us on that. The third thing which
particularly relates to Scotland is the financial
freedoms which their local authorities have, which is
one of the ways in which we would see Decent
Homes being funded in the future, around HRA
reform, which you might come back to, so I will not
talk about that now.

Q14 Mr Betts: Moving on to ALMOs, it seems this
is probably a success story to come out of the Decent
Homes programme. Are they a success simply
because they have had a lot of money thrown at
them, or is there some benefit proven from detaching
the strategic housing functions from housing
management?
Ms Webb: From our perspective, the single most
important thing that they have done is focus on the
services that matter most to tenants, and you can
argue that they did that because there was money
attached to them being excellent, but actually, in a
way, it does not matter, that is what they have done.
In a way that the TSA is now encouraging all
landlords to do, they got early on the fact that the
core services that matter to tenants are around
repairs and maintenance, quality of services, those
kinds of things, and they put all their energies into
being excellent at those things, and I think that is one
of their key successes. They also had, from the word
go, an ethos around sharing of best practice, which
I think is to be commended across the sector. They
have worked together as a collective to make sure
that they were always working to the standards of
the best thinking, rather than the lowest common
denominator thinking, and that has been one of their
key successes. They have not been in competition
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with one another in a negative way, but they have
worked collaboratively together, they have worked
together very well, and I think that the strategy
versus landlord function is an interesting one. Do
you want to pick up on that?
Mr Capie: I think we certainly see that ALMOs in
some ways have taken an awful lot of lessons from
the CPA and the local government performance
framework and the progress there, and also looked
at the really positive things that have been
happening in the RSL sector, almost drawn on the
best of both worlds in some ways. As Sarah said, I
think one of the things that has been fundamental to
them has been that right from the outset, they have
had a firm commitment on core services, and
involving tenants and shaping those core services.
Obviously the carrot of two stars, you get your
funding, is a very, very strong driver for those
businesses as well. We would certainly maintain that
all local authorities should have an absolutely
fantastic and 100 per cent committed strategic
housing function. It does not matter if you have
retained stock, it does not matter if you have an
ALMO, it does not matter if you have transferred,
the debates and arguments should be about how we
make sure that all local authorities are delivering
that service as well as they should do. I think the
Audit Commission’s report Building Better Lives has
kind of highlighted some of the issues around that,
but it is not a case of being good at delivering the
strategic function or being a good landlord, we do
not see that as being incompatible. As far as we are
concerned, you should be able to do both where that
is the case, but you should be 100 per cent committed
to whatever function you are fulfilling, whether it is
delivering landlord services to a tenant population,
or being a strategic enabler across a wide range of
providers.
Ms Webb: I mean, there are retention local
authorities that are good at strategy, and retention
local authorities that are not good at strategy; same
for ALMOs.

Q15 Mr Betts: A lot of authorities now have
ALMOs and there is some concern about what
happens after 2010, in the sense that some ALMOs
have not finished their programme. Around six
ALMOs that have two stars or are about to get them
are now being told that they are not going to get any
money for the next 12 months or so, and will it then
come at all? I suppose there begin to be concerns
there. For others who have done a lot of work on the
programme and see it coming to completion, what
happens to them after that time, in terms of their
structures, I mean, do you have any thoughts on
that?
Ms Webb: Yes, I think those are exactly the concerns
that we have. If you are a tenant in an ALMO that
has been working towards the promise of money,
what has happened in the most recent housing
pledges is bad news for you. We have believed and
have been arguing, I think, as far back certainly as
2005, that there should be an opportunity to allow
ALMOs to borrow oV balance sheet from the public
sector. We have been working on a way in which that

could happen, we think that is a very important piece
of work. It has been slightly subsumed by the work
that has gone on around the HRA reform, but we
think it is a fundamental thing to the success of
ALMOs going forward, that we look at enabling
them to stay as public sector owned assets, but
allowed to borrow privately oV balance sheet. You
get the best of both worlds, the best of local
authority owned stock and of private borrowing that
housing associations enjoy. We think there are
solutions around that, and we are hoping that CLG
will be prepared to work with us on looking at those
solutions.

Q16 Mr Betts: Can I just push you on two aspects of
that? Firstly, if you cannot get the National Statistics
OYce to redefine what is public borrowing and what
is private borrowing, I think it is actually their
responsibility in the end, then you are going to be
stuck with some changes to the ownership
arrangements of ALMOs which I think were
suggested to get the percentage of council ownership
down. Does not that then rather take away the
fundamental principle that people voted for
ALMOs by and large because the houses remained
in local authority ownership?
Ms Webb: No, you are right about the ONS,
although we have been talking to them since 2005
about this, so we are not suggesting anything that we
do not think they would agree with. It might sound
like semantics, but I think it is actually very
important semantics, that our proposition is that the
local authority stock is retained in ownership by the
local authority, but the ALMO, as an entity, is not
owned by the local authority. So what you might
have to have, and the statistics people have been
listening to us, is the ALMO run by a group of
people where the local authority had 49 per cent of
the seats on that ALMO, so the stock ownership
absolutely categorically stays with the local
authority, and that is the fundamental principle.

Q17 Mr Betts: Well, is it? Because if the borrowing
was going to be allowed under those rules, then it
would be the ALMO who would have to do the
borrowing. Could the ALMO realistically borrow
and get the funding unless the ALMO actually had
assets to borrow against and control the rental
stream in the future?
Ms Webb: Absolutely, it is one of those things about
stock transfers that actually most lenders lend on the
value of the rental stream anyway. They might talk
about the value of the assets but they are actually
lending against the value of the rental stream, so they
would carry on lending against the value of the
rental stream. What you then have to do is balance
the length of time that you give them that rental
stream borrowing for against the Treasury’s rules
about risk, and that is exactly the same debate as you
have with PFI, and it is the same thinking as PFI.

Q18 Mr Betts: Would not the ALMO need to control
the rental stream? Currently it is the local authority
who fixes the rents, is it not?
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Ms Webb: It is, yes, but I think that would easily be
possible to arrange.

Q19 Mr Betts: You would have to transfer the
responsibility for rentals to the ALMOs and give
them a long-term contract.
Ms Webb: Yes but that is no diVerent from PFI. It is
exactly the same thinking as you have in PFI.

Q20 Mr Turner: The Government has given you a
rent rise of minus 2 per cent; do you think that puts
the rents out of sync with achieving the Decent
Homes standard?
Ms Webb: It is our firm belief that the time has come
for a major rethink on rents generally. We think that
there was a strong case for arguing for the rent
convergence policy that we have had over the last ten
years, but as with all ten year policies, we are getting
to the point of having done that, we have reached
that point, and we now need to rethink rents. Rather
than just sort of comment specifically on the minus
2, I mean, we do have a view on the minus 2, but it
is more to do with the fact that actually, we need a
fundamentally new way of looking at rents which
allows local authorities, ALMOs and housing
associations to reflect local variations and local
diVerences and local oVers with tenants in a more, I
do not know, what do I say, adult way than is
currently the case. We do believe that you need to
protect aVordability as part of all of that, which is
unfortunately why we needed rent convergence in
the first place, so there was a bit of a sense that it did
not matter how you put the rents up, housing benefit
would always pay the bill. Clearly, that is
unsustainable, but we have rent levels at the moment
in some places with which you struggle to see how
any landlord is supposed to make sensible
investment decisions going forward. As the
professional body, we can encourage landlords to be
better at asset management, to fund decent homes
going forward, and we do and they have got better,
but in any other business, your rental income would
be a major determinant of how much you could
invest in your housing. It is exactly the same debate
as the water companies make about investing in
water, et cetera. So there is an argument for looking
at rents, but we would not suggest doing it just
simply for the benefit of Decent Homes.

Q21 Mr Turner: Really it is coming back to the point
that we were talking about in the previous two
questions, about the housing revenue account and
the reforms to that. Do you think the Government is
going about that in the right way?
Mr Capie: We have been really pleased with the level
of engagement we have had with the CLG and with
Government on the HRA reform. I think we are
very, very clear and we have been calling for reform
of HRA for a very, very long time, as I know other
people have, and I know there is a real appetite out
there in local government to see this happen. There
is a huge amount of support for this reform, I think
that is the starting point. I think we have seen
arguments out there suggesting that all the existing
debt should be written oV. I do not think that will

necessarily be the case, I would say that is extremely
unlikely. But we want to see a settlement which is
based on fair redistribution of the debt, which is, you
know, there is suYcient headroom in that for
councils to actually look at the sustainability of their
stock going forward. So it is not obviously just about
where we are at this moment in time, it is about
putting forward a solution which enables genuine
self-financing going forward. I think we want to
make sure that we do not see a situation where
additional debt, for example, is done and loaded in
as part of that deal, we want to see a fair settlement
where the existing debt is redistributed in a fair way
that actually provides that certainty and provides
that platform for local authorities to make sensible
investment decisions going forward.

Q22 Mr Turner: Is not the problem at the moment
that the Treasury takes a dowry oV the rents of about
£300 million, rising up to £1 billion, and they want
to see that that is going to be maintained in the
future, and the way they are going to do that is by
making sure that the transfer of debt is actually
higher than what is variously reported as £15–20
billion that is either actual or on the book at the
moment?
Ms Webb: I think we understand that discussions are
ongoing between the Treasury and CLG oYcials
about how to make this work. The single most
important thing for us is that a deal is done that
enables HRA reform to happen, and to happen
ideally in this Parliament. We think that that is
fundamental to the housing futures of a lot of local
authorities, and to the Decent Homes programme
going forward. In an ideal world, it seems very—I
would struggle if I was asked to sell a deal that
involved a higher level of debt than is currently in the
system. If I was asked to sell that to tenants locally,
I struggle with how I would do that.

Q23 Mr Turner: Have you actually done any work
on what you think the amount—I mean, there are
two things here. Obviously there is the principle that
you would not want to take that to tenants, saying
that they should pay more than is actually in, and
that is a moral stand, if you like, but have you done
any work on what is the impact of something more,
where that level would come, that would make the
whole rent structure incapable of ensuring that you
get the Decent Homes standards and possible new
building in as well?
Mr Capie: There is a lot of diVerent ways that you
can model those going forward, in terms of the
numbers. There is about £17 billion worth of debt
already out there, and then there is the round 1 and
2 ALMO debt on top of that, so about £20 billion.
Depending on the diVerent costs and assumptions
that you put in there around management costs,
around major repairs going forward, you can end up
with diVerent numbers. There has been quite a lot of
technical modelling done, both by ourselves, as
putting ideas and thinking into the mix, in terms of
the work we have done with the department, work
we have got ongoing with individual local
authorities, there are diVerent calculations that you
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could do which would in eVect end up with a
diVerent number, plus from that £20 million,
depending on how you did it going forward. I think
the key starting point for us in looking at what is
sustainable going forward is to end up with
something which, as you said, enables that level of
investment, enables a settlement where local
authorities are not finding themselves in a position
where they have debt that they cannot, in eVect,
service going forward, in a way that actually gives
them the flexibility to address many of the issues that
we have touched on here today, around the quality
of housing, not just in terms of what is needed at this
moment in time, but in eVect some of those
fundamental questions about some of the challenges
we know we have got to tackle in the not too distant
future as well.
Ms Webb: There are very few issues that I can think
of where everybody involved agrees that change is
needed, and there is nobody that I know that defends
the current HRA funding system for local
authorities, and the way that we are going to fund
housing, whether it is private housing or aVordable
housing or social housing going forward, it has to be
a mixture of lots of diVerent mechanisms, because
we need large amounts of money, and there is not one
place they can all come from, but in that mix is HRA
reform. If you did nothing else other than allow local
authorities to organise their funding on a 30-year
business plan way, even if you did not put any more
money into the system, just allowing them that
flexibility to behave like other organisations behave,
allows them to make better use of their existing
resources.
Chair: We are pushing up against time, and we need
to get on to the discussions about the private sector,
which John is going to deal with, and maybe Dr
Battersby and Mr GriYths can respond to.

Q24 John Cummings: In your evidence, and this
question is primarily to the Chartered Institute of
Environmental Health, you tell the Committee that
targets should not be set relating to vulnerability of
occupants as this can be as much a reflection of
changing economic circumstances as changes in
housing condition. So how likely is significant
progress in the private sector during the current
economic climate?
Dr Battersby: If I can sort of start oV on that, I think
the point that is being made is in fact, without any
change in housing condition, unlike the social sector,
you could theoretically at least meet the target if
people moved oV benefit.

Q25 John Cummings: Can we not talk about
theoretics?
Dr Battersby: Okay. In reality, local authorities are
struggling to meet the targets anyway because of
lack of resources. In the main, they are responding
rather more to complaint or, if possible, grant
inquiry but, of course, local authorities have a mix of
assistance, they may be giving grants, or grants and
loans, and of course at this stage loans are not
particularly attractive, so the real diYculty is that for

many local authorities, they are not either being able
to assess eVectively how far they are going along to
either meet the target or exceed the target.

Q26 John Cummings: So having identified the
problems, Dr Battersby, what do you think could be
improved in the way in which central government
deals with decent homes in the private sector?
Dr Battersby: I think part of the problem, we have
also said in the evidence, is there is a need for CLG
to give a clearer indication, and indeed use section 3
of the 2004 Act to make it absolutely clear the way
local authorities should record their information
and make the information available. We are, to a
large extent, working in a vacuum, because that
information is not out there. We have looked at the
level of enforcement, and so that is how we have
determined, as has already been referred to, there are
HMO licence issues, but in the main, it is a matter of
responding to complaints. The private rented sector,
in many respects, is being left untouched.

Q27 John Cummings: What do you think the
Government should be doing to rectify this?
Dr Battersby: Well, the CLG could be using section
3 to give the direction to local authorities as to the
way they should be developing the housing
strategies, in fact more explicit guidance to local
authorities on developing eVective private sector
housing strategies, and indeed, how they should be
monitoring their progress.

Q28 John Cummings: Have you any idea as to why
the Government is not implementing section 3?
Dr Battersby: Not at this time, no.
John Cummings: Any ideas at all?

Q29 Chair: Would it put additional costs on local
government if they implemented section 3?
Dr Battersby: In what way?

Q30 Chair: A possible reason why Government
might not wish to do it is because if Government
puts additional duties on to local authorities, it is
generally expected to cough up the money required.
If the Government did what you asked, would it be
putting additional duties on local government, and
would Government therefore be expected to come
up with additional money?
Dr Battersby: It would not put any additional duty,
the duty is already there in the 2004 Act, it is just the
way that that duty is being met or not.

Q31 Chair: Thank you. Can you just clarify, in your
first answer to Mr Cummings, I think you said if
people got oV benefits, because they would no longer
be vulnerable, is that what you are saying?
Dr Battersby: Yes, then you move them out of
vulnerability.

Q32 Chair: But it would not actually alter the state
of the housing stock.
Dr Battersby: No.
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Q33 Mr Betts: On the issue of resources, I have a
suspicion that there is a power to licence private
rented property which has not been taken up very
widely by local authorities, it seems to me that there
are a lot more problems out there than are being
recognised, and that surely is a resource issue. A lot
of authorities do not want to go down the route of
getting involved in things like licensing because it is
quite expensive for them to do. Is that a fair point?
Dr Battersby: HMO licensing—if you are talking
about the national mandatory licensing regime—

Q34 Mr Betts: There is mandatory, but very few
authorities have gone for more than that, and very
few have gone for general licensing in areas of all
private rented accommodation.
Dr Battersby: And there are very few that have gone
for selective licensing. Selective licensing areas are
those where all private rented would have to be
licensed. I mean, there clearly are resource issues,
and that probably is a disincentive.

Q35 Chair: But it would have the eVect of putting the
cost on to the landlords.
Dr Battersby: To an extent, I mean, with all
licensing, and even the proposed register. Although
a simpler way would be to proceed with the
registration of all landlords, and taking up what was
suggested in the report from Julie Rugg, that would
be better in many ways, because it would not put the
resource pressure on the local authorities. All
landlords would have to register and as part of that
registration process, that would be one way forward
of addressing the issue. As I have said in meetings in
CLG, local authorities still have to use their
enforcement powers, because the less responsible
landlords will not register. They have to be found,
and the powers have to be used.
Mr GriYths: Just to make the point that a lot of local
authority resources have been spent dealing with
good landlords who are playing by the rules and are
coming forwards for licensing if they have an HMO
that is eligible for licensing, and the ones that need
more attention inevitably slip through the net, so I
think there has been a lot of wasted resources in

Witnesses: Mr Nigel Long, Head of Policy, Tenant Participation Advisory Service; Mr Michael Gelling OBE,
Chair, Tenants and Residents Organisations of England; and Ms Trish Canham, Communications OYcer,
National Organisation of Residents Associations, gave evidence.

Q39 Chair: Same rules as before, do not feel obliged
for each of you to answer every question, otherwise
we will never cover the ground, and it is up to you to
kind of volunteer, but if I think somebody is hogging
it, I will obviously intervene. The first question really
is about whether, from your point of view, you think
that tenants are being kept informed about and
involved in plans to manage the Decent Homes
backlog after 2010.
Mr Gelling: I would just like to say, in opening,
Decent Homes has been a great success for
promoting tenants’ involvement and engagement,
and Decent Homes has triggered ALMOs to

HMO licensing, plus the fact that an awful lot of
authorities still have some way to go, and it would
be better actually if attempts were made to improve
conditions in the private rented sector by more
strategic use of the Health and Safety Rating
System. If there was clear guidance from CLG to
help local authorities to do that, that would actually
remove the temptation to have a reactive approach,
which is not actually addressing the needs, because
all it does is address the needs of those who shout the
loudest—

Q36 Chair: There is nothing to stop local authorities
just taking the initiative to have a more reactive
approach, they do not need guidelines from CLG
telling them to do it.
Mr GriYths: Indeed, I think the problem is most
local authorities simply choose to ignore their
statutory duty under section 3, but if it was actually
made explicit, what is required of them, and there
was guidance given as to the best way to do that, that
would actually make them use the resources they
have much more eVectively.
Ms Webb: Could I just throw in, just moving on
from private rented sector to private sector more
generally, and just point you in the direction of some
very good examples where health and housing have
come together, talking about where you might secure
additional resources to help very vulnerable
particularly older people in privately owned, non-
decent housing? In Sandwell, for example, the PCT
is funding a number of pieces of housing work that
are specifically aimed at using PCT resources to
improve non-decent homes of vulnerable older
people.

Q37 Chair: We are having evidence from Sandwell
later on, so we are not yet aware of it, but we know
we are going to be made aware of it, if I can put it
that way.
Dr Battersby: There are one or two PCTs where that
is happening, but again, there are good examples,
but they are still a handful.

Q38 Chair: Thank you very much indeed, I think we
need to move on to the next set of witnesses.

improve management. Some of the most successful
ALMOs are tenant led, for example Cora Carter, my
secretary at Kirklees; Alf Chandler, the previous
chair of TAROE from Hounslow Homes; and Juliet
Rawlings, of course, from Kensington and Chelsea
TMO, the best formal tenant management
organisation that there has been in this country, in
my opinion, but that is just me. All have improved
their services and management, most have extended
the Decent Homes programme to encompass
worklessness, for example Nottingham City Homes,
chaired by Janet Storar, a tenant, has a programme
of One in a Million, so for every million pounds that
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is invested into a contractor, a trainee apprentice has
to be taken on and employed. Currently, there are
200 new apprenticeships, so far 40 have been taken
on, covering plumbing, plastering and electrics,
joinery et cetera.

Q40 Chair: So the answer to the question: have
tenants been kept informed and been involved in
plans to manage the backlog after 2010, Mr Long?
Mr Long: I think the answer to that, Chair, is that
yes, the Decent Homes programme has been an
incredible success, and there are lots of examples of
tenants being involved in ensuring it is delivered
eVectively on the ground, and I think people are
aware of the funding constraints, and that is why I
think there is a big push towards the setting of local
priorities. So for TPAS the debate would be how you
move towards more local prioritisation, tenants
making decisions on the ground, and therefore how
they can access the funds through their landlords to
actually deliver the next stage of Decent Homes. I
think the previous speakers are right, we really have
to think about Decent Homes 2, son and daughter of
Decent Homes, but for us at TPAS the key thing is
how we can build upon what has been the real
success of tenant involvement in the first phase of
Decent Homes, and ensure that takes us forward in
the second phase of Decent Homes to deliver value
for money again, but the answer to your question is
yes, I think people are aware of constraints, but they
are keen to address the challenges in the next phase.

Q41 John Cummings: TAROE tells the Committee
that Decent Homes standards are relatively weak.
You also tell the Committee that you feel that steps
should be taken to improve upon these, so that the
national acceptable minimum standards across the
sector are raised year by year. What specific elements
of the current Decent Homes standards are weak,
and what would you suggest we do to improve it?
Mr Gelling: Well, the elements that are weak are the
basic elements that tenants look at, so if you ask
anybody, what would you class as a decent home,
they would not say, well, if I had a modern kitchen
at least 20 years old, that would be a decent home,
and that is a standard with the Decent Homes. They
would not say a reasonable modern bathroom, 30
years old or less, would be a decent home. Ordinary
tenants are quite surprised when they see what a
decent home standard is, because it is a very low bar.
We would say that some of the best organisations
that have gone down this road of Decent Homes
have had Decent Homes Plus, because they have had
tenant involvement, and they have added to those,
those requirements of Decent Homes they have
added to, so it has been a far more improved Decent
Homes standard that they have signed up to.
Mr Long: Could I just add to that, because I think
Michael has made a very powerful point about
initial standards, but what has come out of the
consultations around the country is that often,
Decent Homes standards themselves are not what is
critical to people living on estates, hence the debate
about the environment, and hence we have seen
examples of landlords around the country not just

delivering the Decent Homes, but improving the
estates where people live as well, addressing anti-
social behaviour, doing basic things, like actually it
is much more important to get the security right first
before you change the bathrooms. So the Decent
Homes standards are weak at one level, and in the
next stage of Decent Homes, what we have to do is
not only, I think, address some of the low level
standards, but address the wider issues, and I think
the proposals around reforming the housing revenue
account suggest that that might be being addressed.
Ms Canham: I agree that the external environment is
really important as far as the Decent Homes
standards go. It seems that they are vital for people
with physical and mental well-being, to have a good
green environment, or access to a green
environment. Locally where I come from, we have
an oYcer who deals with something called local
community action plans, so she visits all the
communities to find out what they value most, and
top of the list every time is access to green space,
whether it is just a small patch locally, or somewhere
larger. I think it is most important that that should
be included.
John Cummings: I would very much like to hear
perhaps TAROE tell the Committee what you think
is good about the Decent Homes standard.
Chair: I think we had that at the beginning, Mr
Gelling outlined what he thought was good. Can I
pick up—
John Cummings: I must have misunderstood there,
Chair, because it did come across by Mr Gelling that
there appeared to be nothing positive about the
Decent Homes standards. I am perhaps mistaken in
that assumption.

Q42 Chair: I think at the beginning, in his
introductory statement, he said a lot of good things
about the Decent Homes programme. But the
question I would ask is: I accept that tenants would
suggest that the standard of Decent Homes is too
low, but given that many homes were actually below
even that very low standard, surely they do accept
that it is a good idea to bring every home up at least
to that low standard?
Mr Gelling: I cannot object to what you are saying,
but if you are living in a property that is below
Decent Homes standards, I mean, why are you
paying rent for that kind of property? That is the
reality. But there is an expectation; if you empower
people, if you involve people, as ALMOs do, as co-
operatives do, as TMOs do, as some local authorities
do, and as some housing associations do, and you
raise their expectations, and they are involved in a
Decent Homes programme, and the choices are
there, as Nigel was saying, about the environment,
and everything else is in that package, and how it is
going to be funded, because it all should not come
from housing either, the expectations have been
raised. I am saying there are huge amounts of good
work done under the Decent Homes banner, but the
Decent Homes banner itself, in itself, by itself, is not
a really high standard to achieve, but because of the
involvement and the expectations and the work and
the positiveness about doing work in a place,
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because we are investing in places, it is the
additionality that goes with that that raises that
expectation, and the quality of life for people in that
environment.

Q43 John Cummings: Have you drawn any general
lessons about the best ways to involve tenants in the
Decent Homes programme?
Mr Gelling: If I had the template, I think I would be
a millionaire, because what works for me as a tenant,
with my landlord, might not work for you if you
were a tenant with your landlord.

Q44 John Cummings: How many landlords are you
dealing with?
Mr Gelling: Well, there are something like 2,300
housing associations in the country, there are 100
local authorities with retained council stock, there
are 100 ALMOs, I think. Clive is far better briefed
on that.

Q45 John Cummings: What about private landlords?
Mr Gelling: I do not know a great deal about private
landlords, but in the 1996 Housing Act, when it set
up the independent Housing Ombudsman, private
landlords could voluntarily join.

Q46 Chair: I think Ms Canham deals with private
tenants, so it might be more appropriate for her to
speak on that.
Ms Canham: I do not have a lot of experience with
private landlords, but I would like to say that
according to the statistics, 80 per cent of the
properties in this country are owned privately, and I
would ask whether the Decent Homes standards
actually is extended to that sector, because there are,
I think, millions of vulnerable people living in
private rented accommodation.

Q47 Chair: Sorry, the Decent Homes standard is
supposed to extend to the vulnerable people in
private rented accommodation, so that is supposed
to happen already.
Mr Long: What is interesting is that all the landlords
that have delivered most eVectively in terms of
Decent Homes, they have all worked with their
tenants, they have all set up forums, forums that
often have overseen the process of Decent Homes in
their area, these forums have often set the priorities,
so there is a lot of evidence that where landlords are
committed to eVective tenant empowerment and
tenant involvement, they work closely with them,
and that has led to the Decent Homes programme
being more eVective on the ground and we give a
number of examples in our submission. The second
area I bring out in terms of good practice is, if you
like, the other party to this process is the contractors
who do the work. Again, where you get eVective
contractors who are committed to resident
involvement, and they are working with the
landlords and they are working with the tenants, you
get much better performance, and we have seen that
with companies like Lovells, Mears and Frank

Haslam Milan. We see really good practice. So it is
possible to deliver really eVectively on the Decent
Homes, despite, if you like, the threshold standards,
and it is possible to do that where the tenants and the
landlord and the contractors are working eVectively
together. One of the things we would advocate,
Chair, is the importance of contractor accreditation,
ie the best contractors we would expect to show that
they can deliver on resident involvement before they
can actually undertake a contract. We think that is a
very important part of the jigsaw.
John Cummings: In view of what you have told the
Committee, should tenant involvement be
formalised still further?

Q48 Chair: Yes or no I think is the answer to that.
Mr Gelling: Yes, I would say.
Mr Long: The answer is yes.

Q49 Mr Betts: Coming on to the extra works that
might be incorporated, and you have been making
various submissions that environmental works
ought to be part of bringing housing up to a decent
standard, looking at community facilities, things like
play facilities for kids, anti-social behaviour has
been an issue, so maybe community wardens I know
in some areas have been very popular, but are any of
these functions really landlord functions as such
when they are going to be carried out for the benefit
of the whole community, not just those that pay
their rent?
Mr Gelling: I would say that a landlord does have a
responsibility, as do others. I mean, the police have a
responsibility to be involved, the Primary Care Trust
has an obligation to be involved, so it is not just
about housing, it is about people’s quality of life. A
person who pays rent is no less a person than who
owns their own property, and they have an
investment in that community, so they would expect
their landlord to engage with other agencies when
that improvement is coming online to see whether or
not the other agencies had resources to put in there
to assist.

Q50 Mr Betts: I was not in any way suggesting that
tenants were lesser people, what I was suggesting
maybe was if, say, a community warden service is
provided, or there are general improvements to the
open space in an area, and they are paid for out of
tenants’ rents, then tenants alone are paying, but the
whole community gets a benefit. Is that not a
problem, that we somehow—maybe landlords are a
good mechanism for dealing with this, but do we
have to have the funding done by diVerent means?
Mr Long: I think there are two, possibly three issues
here. The first is that most of the problems on the
ground require a range of players to be involved, the
landlords, the police, health and so on and so forth,
probation and what have you. Clearly it is wrong for
tenants to pick up the bill for funding the bulk of that
activity, and I think one of the big debates that is
taking place now around the reform of council
housing finance is what should be charged to the
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tenants and what should be charged to the general
taxpayer. I take the view that there should not be
double taxation, and the taxpayer should pick up the
bill for all things such as police, rather than things
which are direct landlord responsibility, so I think
that principle is probably quite clear. I think the
third point though is what is becoming clear to me is
that if there is not clarity over what should be
charged to rents and what should be charged to the
general fund, and there is not, but if there is to be
clarity on that, then there has to be the acceptance of
a role for the wider community, and there is a limited
role for what tenants should pay so they do not pay
twice, and that issue is still not clear in the current
consultation on council housing finance reform, and
there is still a debate to be had. I suppose the last
point, the fourth point, if I may, Chair, is when local
politicians are faced with a choice between funding
a PCSO or funding something to do with health, and
I think of SheYeld’s sheltered housing schemes and
the healthy eating programme on that, but when
politicians locally are faced with that choice between
funding that and not funding that, what they end up
doing is trying to fund that, and that often does
mean taking it from the housing revenue account
when in principle it should come from the general
fund.

Q51 Mr Betts: Can I just move on to another issue,
we have partly touched on it before. There is some
fairly obvious belief that the Decent Homes
programme, because the Government has laid down
targets, has actually driven forward a national
programme in a way that probably has not
happened before in this field, but if we move on now
into looking at the future, when you ask people,
should all tenants across the country, irrespective of
where they live, be entitled to the same standards
that the Government is going to lay down that
everyone has to deliver, people will probably say yes,
of course they should. If we also say, should there be
real emphasis on discussion and participation with
tenants at local level, and their views taken into
account, then of course they should. But what
happens if tenants in diVerent parts of the country
have diVerent views about what should be done?
Mr Long: My take on that would be that the current
move from the TSA towards local standards is so
crucial, and that should be emulated in terms of
Decent Homes, if a community wants to establish a
higher standard, and they can find ways with their
landlord to fund that, then that is for the tenants to
make that choice, working on the ground. So local
priorities is a really important thing for me, setting
local standards is a really important thing for me.
There clearly needs to be a minimum standard across
the country, but above that, tenants should in their
own communities set the standards. But then you
come back to that fundamental issue: how do you
pay for it?
Mr Gelling: There is the other issue about
empowerment, the TSA are looking at
empowerment and what the empowerment standard
is, and that will mean diVerent things for diVerent
people, but as long as there is a core standard that

you cannot come under, you can build on it, you can
deal with it in diVerent ways, and you can achieve it
by doing diVerent things, that should not be a
problem, because you will always get diversity in this
country; no matter where you live, you will get that
diversity in reaching the same aim, and people will
get there with diVerent paths. You have to allow that
flexibility.

Q52 Mr Turner: When an ALMO or an LSVT
comes along, the stuV that is put on in front of
tenants is fairly good stuV, in the sense that you are
going to get a lot of Decent Homes standards and all
the rest of it. Why do you think tenants in some
places do not take the advice of their local authority
and approve it?
Mr Gelling: Why does not the local authority take
the advice of the people who elect them? At the end
of the day, tenants live in a property, it is their home,
the landlord, whoever the landlord is, and housing
association tenants do not have that choice yet; it
might be there, on a piece of paper, but it does not
really happen with choice from tenants, but I think
you have to look at the diVerent circumstances of
those organisations where tenants have decided not
to transfer, and you have to go and talk to people
about that, and maybe—

Q53 Mr Turner: Can I just interrupt, I was not just
talking about LSVTs, I did mention ALMOs as well.
Mr Gelling: Maybe people do not realise the value.
It is about how you approach the subject with
people, it is about what promises are going to be
made, and can they be kept, and what promises have
been made in the past and not been kept, so why
should I trust you this time? You are going to
transfer, I am going to have the best thing since sliced
bread as far as my house is concerned, it has never
happened in the past. I think there is a lot of trust
and faith, and you just cannot turn a thing round in
a couple of years and say this is going to happen.
Mr Long: TPAS would take the view that it is up to
individual tenants within their own landlord and on
the ground to make a judgment as to what is the best
way to generate the funding to improve their estate,
so it might be that the best way to do it is through a
stock transfer, it might be the best way to do it is
through the ALMO route, they have to make that
judgment on the ground, and my experience is they
do make those judgments, which is why there have
been a large number of stock transfers. I think what
happens in some places is that tenants are just not
convinced by the people pushing a particular course
of action, and that tenants just do not believe the
current director of housing, or the consultants who
have come in. It has varied across the country, but
often tenants have, perhaps against their better
instincts, gone for some of the more radical options,
the stock transfer options, because at the end of the
day, they want to create decent homes, decent
communities. I suppose in a sense it would have been
better if right at the start, local authorities had been
able to have access to the resources that you can only
get at the current position in the private sector.
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Q54 Mr Turner: I think you were in the room when
we were talking earlier with the other panellists
about the Government’s housing revenue account
proposals for the changes there. How important do
you think that is for tenants?
Mr Long: I think it is crucial. I think I personally,
TPAS personally, if I can say that—

Q55 Chair: TPAS can be personally, as an
organisation.
Mr Long: Yes, TPAS support the self-financing
option, but clearly the issue of the debt needs to be
addressed. Richard from the Chartered Institute of
Housing was raising that issue, clearly the issue of
debt needs to be addressed. We are coming to the
conclusion that yes, writing oV the total debt was
unlikely, but we think there needs to be some balance
between writing oV debt and reallocating debt, and
we think perhaps the key factor there might be some
resources have got to take account from what it is
like to deliver services in the longer term in high cost
areas. It is one thing to move to self-financing in a
relatively low-cost area, but to move to self-
financing in Islington or Kensington and Chelsea
where I used to work, or Westminster, is a very
diVerent thing. So it might be that actually one looks
at some combination of debt write-oV and debt
reallocation, but the debt issue has to be addressed,
and I think the high cost of the service issue has to
be addressed.

Q56 Mr Turner: NORA states that in principle, the
provision of social housing should be devolved to a
local level, however there needs to be a system of
allocating funds to deprived regions where tariVs or
section 106 funds may be inadequate. I wonder if
you could just expand on that, and tell us what
you mean.
Mr Gelling: We support the proposal, but it is about
local authorities having the ability to do a 20–30-
year financial business plan, so people know exactly
what the game is that is being played, and how the
investment is going to roll out. I think also I would
say this. I used to sit on a local authority, I used to
be on the housing committee, I think you cannot
ringfence enough the money around housing
revenue account, because that is so vital that it is not
leaked anywhere, because that is one of the major
problems in the past why we were left with properties
that needed so much more investment in them at this
current time. There is an asset here, and it has to be
looked after properly, but local authorities have to
have the ability to plan that financially, so there has
to be some kind of continuity; even if Government
changes, even if ministers change, there has to be
some continuity with that kind of financial business
plan, to make that happen.
Ms Canham: I think talking about section 106
contributions, I have heard and had experience of
local authorities who, despite having the chance to
collect considerable amounts of money during the
housing boom, have not actually been very eYcient
about collecting these amounts of money, and in
some cases, they have been totally lost, and I think

there actually needs to be in place some sort of
method of ensuring that local authorities are
collecting these amounts.

Q57 Chair: Can I just clarify, Ms Canham, do you
actually have knowledge of the private sector, the
private rented sector?
Ms Canham: It is mainly only owner occupied,
rather than rented.

Q58 Chair: So not private rented sector?
Ms Canham: No.

Q59 Alison Seabeck: Finally, the newly set up TSA
have been out having a national conversation, as
they called it. How impressed have your
organisations and your tenants been, and indeed the
landlords you have had contact with been with
that process?
Mr Long: TPAS are very supportive of the TSA. We
think in its short life, since last December, it has
made some significant progress. In the first phase of
its national conversation, it got responses from
27,000 tenants, which is pretty impressive. In the
second phase of its consultation, it has now had
responses back from around 700 stakeholders. TPAS
has undertaken some of the consultation on behalf
of TSA, so I need to be open about that. We think
it has made real progress, and we are really looking
forward to the publication of the next set of
standards, the statutory consultation phase that
TSA is going to go through, so I think the answer is
it has shown so far a real commitment to tenant
empowerment and tenant engagement, and that is
really to be welcomed. If it has a weakness at the
moment, I would say it is in danger of overegging the
pudding a bit, and it must not claim too much
progress, but I think its general philosophy and the
way it is going, and its commitment to involvement,
has been very successful. There is still a way to go.
We did a whole bit of work around BME
communities on behalf of the TSA, and I think it was
interesting that perhaps the TSA has not reached out
enough into both the vulnerable, the communities of
vulnerable people or into the black and ethnic
minority communities, and I think that is a further
piece of work, but I think as a general rule of thumb,
I think the TSA has done very well.
Mr Gelling: I would endorse everything Nigel has
said, but there are other things that happen outside
of the formal consultation that TSA went down, and
many tenants in our organisation, we have a
structured organisation of currently about 5 million
people, they have had their own consultation, they
have been talking to their own landlords for the very
first time, some of them, so real meaningful
conversations have taken place between landlords
and tenants that has never happened before.

Q60 Alison Seabeck: It has been a catalyst for
discussion?
Mr Gelling: If nothing else, the TSA has done that,
and you will find that a lot more tenants now are a
lot more streetwise about regulation and
expectations.
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Q61 Alison Seabeck: Can I say, I was really
encouraged by what you were saying, but how much
of the new engagement is with people who are within
the private sector, private sector tenants and their
landlords? I mean, it is largely social, housing
associations?
Mr Gelling: We have not a membership with any
private tenant but we do meet private tenants at
many of the conferences that we go to, because they
come along, and it is like a second class citizen as far
as rented accommodation are concerned. They do
not have the same regulation, they do not have the
same accountability with their landlord, or their
landlord has to them; the regulation is not there. So
it is a diVerent world, and people actually aspire to
be in our sector.

Q62 Chair: Final, final question: Ms Canham, are
you suggesting that the Decent Homes standard
should be extended to owner occupiers?
Ms Canham: Yes, most definitely.

Q63 Chair: How would you see that working? What
if an owner occupier is living in a home below a
decent standard, is it to be declared unfit?
Ms Canham: I know this is not easy, but I think it
should probably be extended through the planning
system. We hear all these stories that have been in the
press recently about rabbit hutch Britain, the
smallest new build in the whole of Europe. I think we
have a generation of young people who are going to
be condemned to living in the most—

Q64 Chair: So are you suggesting it is new homes
that vulnerable people are living in that are below
decent standards?
Ms Canham: No, there are two issues here. There are
the older homes which are obviously unsuitable, the
owners cannot aVord to repair them, there is a large

proportion of those, but also if we think about
decent homes as a vision for the future, I think
somewhere it needs to be incorporated that we need
standards that will prevent slums of the future being
built privately, because there are huge estates being
built over the past few years where people do not
have the basic space. I mean, the Government has
regulations, for instance, for recycling, but there is
nowhere within these tiny pods, as they are called,
where you could possibly do things like that, where
young children have no room to study, to do their
homework.

Q65 Chair: That is hugely beyond the Decent Homes
standard.
Ms Canham: Yes, I know what you are saying, but
in a way, the vision that is encompassed in Decent
Homes should perhaps be incorporated into
something else which covers what we are building in
this country for the future.
Mr Long: Could I just add something on owner
occupation, because, of course, what has happened
is demographic trends are having a major impact
upon owner occupiers, because we have got an
increasingly elderly owner occupier population, and
that throws up a whole series of big policy issues, and
that is where this whole relationship between health
and housing, the strategic role of housing is so
important. My take on this would be that we have to
ensure that by Decent Homes in the owner occupied
sector, we are talking about increasingly making sure
those properties are accessible and remain mobility
friendly as people age, another huge issue around
low income BME owner occupiers and how we
address their needs, but it is to do with the aging
population, and the fact that owner occupation has
taken in a bigger number of lower income
households. That has to be addressed at some point,
but I think that is probably beyond your remit.
Chair: I think it is. Thank you very much indeed.
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Q66 Chair: Can I welcome the witnesses. We have
got four of you, two from each place. I know that
you complement each other, but can I ask you to
exercise some restraint in answering questions so
that we can avoid duplication if at all possible. Can
I start oV by asking some factual questions of each
of Southwark and Birmingham on what proportion
of your social sector homes are non-decent in the
technical sense, and what you expect it to be in 2010?
Cllr Lines: Of the Decent Homes or our homes in
Birmingham 95 per cent reach Decent Homes
formula that has been given to us by the government.
In 2010 we will expect to see it reach a hundred per
cent. However, I have to stress, also within the
Decent Homes work we have been doing, we have
also been doing other improvements, for example
new kitchens and bathrooms and structural work
also within the Decent Homes so I think we are
doing rather well.

Q67 Chair: So the new kitchen and bathroom is not
part of your Decent Homes standard.
Cllr Lines: They are as well as.

Q68 Chair: Southwark?
Cllr Humphreys: We reported an outturn of 47.2 per
cent non-decent at the end of 2008–09.

Q69 Chair: You have done it the other way. So that
is 53 per cent decent, is that right?
Cllr Humphreys: Yes. I am afraid we are not going
to be hitting the hundred per cent figure by 2010, not
surprisingly, with those results. We are currently
conducting a new stock condition survey which will
be the basis upon which we are working on in terms
of future works going forward. I think our general
comment, going on from what Councillor Lines
said, is that we have been pursuing a policy of
actually doing a “Plus” in terms of our works,
Decent Homes Plus which is actually, in terms of
good management of our stock, the most sensible
approach rather than simply pursuing an artificial
government target.

Q70 Chair: I want to press you on that slightly. So
you are doing it to a higher standard than Decent
Homes which obviously means you do fewer homes.

Cllr Humphreys: Correct.

Q71 Chair: Why have you decided to do it that way?
Cllr Humphreys: In 2005 we carried out an options
appraisal with tenants. At that point we pursued a
basic Decent Homes standard. It became very clear
as we implemented that policy that it was very
unpopular with residents who found that actually
when we were doing the basic Decent Homes work
to their properties they felt that there was an awful
lot of disruption for not an awful lot of gain to them.
We went through and carried out a policy review of
that and that came into place in 2008. That agreed a
new Decent Homes standard, but in addition to that
it also agreed a way forward in terms of funding that,
for example we agreed with tenants that we would be
selling oV some minor voids to help pay for this and
also selling oV additional spare land on housing
estates to provide additional social housing.

Q72 Chair: So your tenants actually preferred fewer
homes to be done but to a higher standard, is that
right?
Cllr Humphreys: Yes.

Q73 John Cummings: Can I ask both local
authorities, what has been the cost to date and how
has it been financed to achieve these rather
magnificent results?
Cllr Stanton: We are spending at the rate of about
£100 million a year on our housing investment
programme in Southwark. Of that we raise about
half locally through capital receipts; the other half
comes from a variety of government funding
sources, mainly the Major Repairs Allowance that is
responsible for about 37 million of the hundred.

Q74 John Cummings: Is it the same for Birmingham?
Cllr Lines: So far it has cost us approximately £600
million pounds for the Decent Homes for the city.
When we embarked on it following the decision of
our tenants to stay with the council on two
occasions, we were of course left with the
responsibility of bringing our homes up to the
Decent Homes standard. We embarked on that,
Birmingham’s “fourth option”, and that was paid
for by both borrowing and of course the sale of
housing land where council homes once stood and
were demolished in years gone by. That worked
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rather well up until when the recession started to bite
when we could not sell the land or we could at a
reduced price. We had diYculty in selling the land
both to RSLs with a discount and of course
developers without a discount. Both were providing
homes and we were bringing in the money. Needless
to say, we have had to borrow more to pay for our
Fourth Option through prudential borrowing. The
silly situation is that we are actually borrowing less
from the prudential borrowing than we are paying
the government in our rent subsidy.

Q75 Chair: We will get onto the rent subsidy later;
could we just keep oV that for the moment.
Mr Kalsi: I want to clarify a point in terms of the
borrowing. We have only undertaken prudential
borrowing that we can aVord from the tenants’ rent
accounts by making sure that eYciencies have been
generated to do that. I think the point that I would
like to highlight is that over the past five to six years
or so we have repaid £150 million worth of RTB
receipts back to the central government and we have
only taken out prudential borrowing of about £138
million. Had we been able to retain all our receipts
we would not have needed to do any prudential
borrowing whatsoever.
Chair: Just remember we are not the government, we
are the Select Committee.

Q76 Mr Betts: I was interested in what Birmingham
was saying that you were doing Decent Homes to a
standard as laid down and then the kitchens and
bathrooms are a sort of add-on, yet in terms of the
definition of Decent Homes kitchens and bathrooms
are an integral part. So how do you define a decent
home if you do not put a modern kitchen and
bathroom in?
Cllr Lines: The kitchens and bathrooms which we
are doing—which is Decent Homes Plus, of course,
are a little bit more than we need to do, but we
believe that some of the properties that we have,
whilst we are doing the Decent Homes, that extra
work should be carried out because it would need
doing anyway if it is important but we probably do
it earlier on, and that of course comes out of
capital funding.

Q77 Mr Betts: What is your standard in terms of
kitchens and bathrooms that you define according to
the Decent Homes standards? To tick the box for
Decent Homes, what is your kitchens and bathroom
standard?
Mr Kalsi: Probably members are aware that in terms
of the actual true definition and criteria for Decent
Homes it is not absolutely essential to have all your
kitchens and bathrooms completed. You have to
make sure the elemental life span for those
properties complies with what is required and the
standards only require replacement beyond 30 and
40 years. So what we have done in Birmingham is to
make sure that eVectively the criteria for heating and
insulation is complied with but where we have gone
into properties to make sure that there are
eYciencies we have done the kitchens and
bathrooms there if they needed to be done, but

otherwise we will be doing them in the future. We
have started a programme, we are doing about £16
million this year and we intend to complete that over
the next five years or so.
Mr Betts: I still do not think I have got this
completely.
Chair: If you look on page four—

Q78 Mr Betts: I can see that, it says that for a
property to be decent it has to have modern facilities
and services. It can fail on two of the grounds but
assuming it is flats and assuming it has not got
external noise problems in particular it has to hit
three out of the other four. It can fail on two but it
cannot fail on two or more of those so it has to have
the kitchens and bathrooms looked at and dealt with
if they above a certain age.
Mr Kalsi: They are being dealt with, yes.

Q79 Mr Betts: If the kitchen is 20 years old or more
or the bathroom is 30 years older or more you are
doing them because of your Decent Homes
standard.
Mr Kalsi: Yes, and if they need doing we have been
doing them because it does not make sense from a
value for money perspective to do part of the
property and then come back at a later stage so we
have been doing them.
Chair: We have a Division in the House of Commons
which means that we all have to disappear in then
come back.
The Committee suspended from 4.49pm to 4.57pm for
a division in the House

Q80 Mr Betts: It may helpful if Birmingham could
actually give us a copy of what they regard as their
Decent Homes standard because I am not sure
whether you have got properties which have
kitchens older than 20 years and bathrooms older
than 30 years that you are saying actually meet the
Decent Homes standards.
Cllr Lines: As to the Decent Homes standard, we
abide by the government directive which is wind and
water tight. We ensure that homes have uPCV
double glazing, secure by design doors (front and
rear), insulation (both roof and walls) and of course
the rest of the structure is of a decent standard. On
top of that we have replaced all the uPCV gutterings
and fascias and all those sorts of things.
Mr Betts: I understand that but there is still this
section on reasonably modern facilities which has
got specific standards.

Q81 Chair: This is getting more interesting by the
moment since I now find that double glazing which
is part of it which is not what Milton Keynes Council
tell me. I think what would be really quite useful is if
both Birmingham and Southwark could provide the
Committee afterwards with just a list of what they
regard as those characteristics which should be
included within Decent Homes.
Cllr Humphreys: We will be happy to give you our
Decent Homes Plus criteria.
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Q82 Chair: Yes, and mark which bits are the “Plus”
and which bits you think are meeting the national
Decent Homes standard, and the same thing for
Birmingham. DiVerent councils clearly are
interpreting this in diVerent ways. As I say, my own
council would claim that the Government OYce
okayed whatever it was you agreed, but we want to
know what is going on basically.
Cllr Humphreys: I think that is absolutely correct.
Certainly tenants have an awful lot of confusion as
to what Decent Homes is. As I mentioned when we
started on the basic Decent Homes programme there
was quite a lot of disappointment from residents
when they found that we were not doing kitchens
and bathrooms on every single occasion. One of the
other things we found that has been one of the big
problems is that obviously a borough such as
Southwark which has a large number of lifts, for
example, we have to do those works; it would be
absolutely pointless to do internal works to a flat and
not replace the lift if the lift needed replacing.
Unfortunately there is no credit, in a sense, in terms
of the Decent Homes criteria taken into account for
that. I think we have more lifts than anyone else in
London; we have thousands of lifts.
Cllr Lines: I forgot to mention the heating. All our
properties have heating and those that have the oil
type of heating which is not particularly good
environmentally or financially are being converted.
Chair: Can I just make it clear, we are not, as a
Committee, going around the place criticising
individual councils. We are seeking to get
information from diVerent councils in diVerent
circumstances so as to get a feeling for the way the
Decent Homes programme has been delivered. It is
not our business to give you stars or not stars; that
is what the Audit Commission does. So you do not
have to justify yourselves to us.

Q83 Mr Slaughter: It does sound rather as though
you are both scratching around for money and that
is presumably partly the consequence of retaining
the stock. Your Decent Homes Plus does not sound
like anything that two ALMOs in my local authority
would think was anything like adequate. I
appreciate that may not be your problem, but
Birmingham also mentioned that you are gaining
part of the money from the sale of housing land. I
notice from our brief that your housing waiting list
has doubled over the last five years to 23,000. I know
that all housing waiting lists have gone up
substantially over the last five years but does this
mean that you are selling oV existing council homes
or land on which future council homes could be built
and therefore, in order to fulfil your Decent Homes
programme, you are making your overcrowding and
waiting list situation worse.
Cllr Lines: I hope not. We have now embarked on
building new council houses and we will be building
500 a year within two years. The brownfield sites that
have been selling and are not selling now, we will
now be building on ourselves. There is very much of
it. When I took over as Cabinet Member five years
ago I had over 70,000 council homes; I have now got

less than 68,000 so you can see the number of homes
that I have had to demolish because we could not
aVord to bring those properties up to Decent Homes
standards which we have been directed to by the
government. So there are various ways of actually
doing that, demolishing the worst cases and
investing in our best.
Mr Slaughter: Do you make that connection
between rising housing needs—ie need for
accommodation or just council accommodation—
and the fact that you are selling oV stock and land?

Q84 Chair: Can we just clarify this because I feel we
are slightly going oV track? My understanding,
Councillor Lines, was that you sold land which did
not have houses on it.
Cllr Lines: Which once had houses on it.

Q85 Chair: Ages ago.
Cllr Lines: And which still have a right to buy policy

Q86 Chair: No, I am not asking about that. My
understanding was that you said you were selling
land which did have houses on it at some point in the
past but currently does not have any houses on it.
Cllr Lines: Correct

Q87 Chair: Leaving aside the right to buy, you are
not selling housing in order to fund?
Cllr Lines: No.

Q88 Chair: You are selling land which you could
build houses on or somebody else could.
Cllr Lines: Brownfield sites, yes.
Cllr Humphreys: On that point I actually did state
that we were selling some flats. In 2008 we came up
with a new policy in agreement with tenants. What
we decided to do was sell the smaller properties that
we have—bedsits and one bedroomed properties—
where we actually have a comparative over supply in
terms of properties, and what we are looking in
terms of the new policies that we put through is to
actually increase our supply of larger properties. In
inner London areas such as Southwark we have a
major problem in terms of overcrowding which of
course is one of the government’s other agendas that
we have to try to meet and actually trying to find
larger properties is one of the biggest and most
pressing needs that we have.

Q89 Mr Slaughter: Given the problems you are
having with the list of Decent Homes standards, I
gather you have both expressed views about future
Decent Homes standards and that should be slightly
more wide ranging than simply the physical
structure. I can see that you might want to broaden
it on the issue of, say, planning, fuel poverty and new
environmental standards, that is really a logical
extensions of what is there already. Are you seriously
talking about a sort of centrally directed policy in
relation to, say, environmental concerns, design and
issues of that kind, in other words not just whether
you have a decent bathroom, kitchen, et cetera, but
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what the external space is like, what the estate is like
and things like that? Do you see that as part of the
Decent Homes in the future?
Cllr Lines: It all comes down to money and when we
are paying more money out than we are getting in
then we have the diYculty so we cut our cloth
accordingly. So that is what we are doing and I think
we are doing a very good job actually.

Q90 Chair: What is being asked about is the future
Decent Homes standards, whether you believe that
additional factors should be included within a future
Decent Homes standard, not necessarily whether
you are going to do them or how you would fund
them, just ideally whether you would like more
things included.
Cllr Lines: Yes, we most certainly would. I did
mention insulation with regard to sustainability and
now of course we are doing that with our Decent
Homes which is extra to the demands.
Cllr Humphreys: I think there needs to be much
greater flexibility in terms of the definitions. I have
mentioned, for example, lifts and environmental
improvements. In addition fire safety is important,
especially bearing in mind the tragic events that
occurred in Camberwell in the summer, something
that is very dear to our heart at the moment. These
sorts of issues need to be considered. As Councillor
Lines says, obviously money is a major
consideration in terms of this but what we are trying
to say is that there needs to be greater flexibility in
terms of how this is assessed rather than just a simple
tick box routine which seems to be what is the case
now.

Q91 Mr Slaughter: The problem you have at root is
that you do not have access to the same funding that
other authorities may have. The standards for
Decent Homes are predicated on money being made
available and is there to cure a specific problem
which is the neglect over many decades of council
housing which led to the internal space, roofs, doors
and possibly cladding and things like being of an
inferior standard. That is the quid pro quo. Local
authorities are saying that they want government to
lay down the standards of design, how individual
estates should be laid out et cetera.
Cllr Lines: No, I would hope that the expectation
would be much higher, but it all comes down to
money. I have had to borrow £130 million to
continue and to finish the Decent Homes, that is for
the five years. In that time I have handed over £150
million in capital receipts for the sale of housing. We
are in a ridiculous situation and we would like a level
playing with RSLs, for example, where the monies
that we collect in rent we would like to invest in
Decent Homes.

Q92 Chair: Can we try to stick to the question?
Cllr Lines: Sorry, it comes down to finance.
Cllr Humphreys: Going back to Decent Homes,
looking at the internal fabric of a flat is only one
consideration that we have as a landlord. We have a
range of other landlord considerations and in terms
of the amount of money that we are spending on our

stock every year Decent Homes is only one
component of that. I think tenants or residents fail
to understand that some of those works that we are
doing, for example the money we are putting into
heating and lifts, does not actually meet that Decent
Homes target. We could go down the route and say
that we are not going to spend any money on lifts, we
are not going to spend any money on doing up
heating systems or things like that, but I do not think
tenants would thank us for that, if we just pursued
an artificial target.

Q93 Mr Betts: Both councils have mentioned the
issue of money yet there was money available by
means of either stock transferral or creation of an
ALMO but both your authorities decided not to go
down that route and take the money that was on
oVer. Was that your decision as a council? If it was a
tenants’ decision did you try to persuade them
otherwise?
Cllr Stanton: The exercise that we had to undertake
was to tell the government that either we could meet
Decent Homes under our resources or that we could
not and we wanted to go for an ALMO or a stock
transfer with tenant support. All the history of
Southwark is that there is no tenant support at all for
ALMOs or stock transfer; tenants want to remain
council tenants. Whatever consultation exercise we
have undertaken it has always resoundingly shown
that. When we undertook that exercise in 2005 about
meeting the basic Decent Homes standard on the
assumptions that the government gave us to work
with about building cost inflation we showed that we
could meet Decent Homes out of our own resources
and that was backed at the time by out tenants
movement and nothing subsequently seems to have
changed in Southwark. I think our firm political
view is that there is no support for an ALMO or a
stock transfer as a solution to the problem in
Southwark.

Q94 Mr Betts: You say you could meet it but you
have not met it.
Cllr Stanton: We have not met it because we
subsequently changed our criteria. If we could spend
£100 million a year chasing the Decent Homes target
we would have had made more progress towards
meeting the Decent Homes target that we have.
Instead we have been putting some of that £100
million a year into replacing lifts, into replacing
heating systems, into putting in CCTV and secure
entrance doors. We have done things that real
tenants tell us they actually want. That does not help
us to meet the Decent Homes target but it does help
us to meet a higher standard of properties.

Q95 Mr Betts: Did you ever oVer your tenants an
alternative then they could have gone for an ALMO
to get the Decent Homes work done then you could
have put some of your other resources into these
extra programmes and got the best of both worlds?
Cllr Stanton: We had a very large consultation
exercise with tenants back in 2000 about a full LSVT
and it got absolutely nowhere. On the Aylesbury
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Estate in 2001, which is a large housing estate of
2700 units, there was a stock transfer ballot with an
80 per cent turnout and 75 per cent said no.

Q96 Mr Betts: What about an ALMO?
Cllr Stanton: A 2005 exercise again showed no
support for an ALMO at all.
Cllr Lines: In 2001 Birmingham City Council spent
£12 million in trying to convince the tenants that
they would be better oV with an ALMO or any other
way than being under the council. The tenants—
74,000 of them—said “No thank you” even though
the homes were neglected and many of them left to
decay for so many years. An option appraisal was
then carried out in 2004 and they then again said
they would like to stay with the council and
obviously that meant that we had to find the money,
but if we respect democracy that is what we had to
do.
Mr Kalsi: Could I just clarify the facts behind what
Councillor Lines has said? In that option appraisal
in 2005, 70 per cent of our tenants wanted to stay
with the council, only 15 per cent were in favour of
an ALMO, nine per cent partial stock transfer and
five cent PFI. So it was an overwhelming majority
and all the options were tested with all our tenants in
terms of what their preferred option would be.

Q97 Chair: Was the council steering tenants in a
particular direction or wholly neutral?
Cllr Lines: The previous administration of
Birmingham City Council spent £12 million in trying
to convince the tenants that another option would be
better for them.

Q98 Alison Seabeck: You both have very large stock,
what would be the implications for you—from your
evidence you hold slightly diVerent views on this—
of the proposals as currently being brought forward
for changing the HRA?
Cllr Stanton: We have a purist localist view which is
that the national HRA should be abolished even
though it is a beneficiary probably from the current
arrangements but that is only going to work if it is
coupled with an ability to raise revenue and borrow
locally which currently we are inhibited from doing
so our rents are basically set by national
government, we are heavily restricted about
borrowing. We keep circling around the fact that in
Southwark our housing debt is something like £775
million; we are servicing that at a level of £50 million
a year, so that is dead money just going back to the
Treasury which then comes back to us in debt
subsidy. If we are going to make a serious dent in the
standard of our housing it seems to us that taking
this once in a lifetime political opportunity about
doing something about HRA and debt nationally,
there has to be something about allowing us to re-
borrow that debt or re-finance the debt or taking a
debt holiday. There is some proposition about that
debt, that that £50 million could be more
productively spent on Decent Homes, on tackling
fuel poverty, creating local construction jobs and
apprenticeships even if, when that cycle of
investment is over and we have brought the homes

up to the desired standard, we then go back to
putting that money into repaying debt at a slightly
higher annual rate because we have taken a debt
holiday. If we do not take that opportunity to look
not just at the current debt interest payments but the
current underlying issue about how a council might,
over the years, spend £775 million building flats, a
lot of which we have demolished, are currently in the
process of demolishing or very expensively
refurbishing or sold at knock down prices under the
right to buy.

Q99 Alison Seabeck: I assume you have done
costings for the diVerent options and looked at
diVerent eVects. Have you submitted those to
DCLG?
Cllr Humphreys: In terms of our responses to DCLG
the big question is how much debt are we going to be
saddled with as a result of it. It is going to be less than
we have at the moment in a sense but that is
supposed to be a once and for all situation. That is
the question mark that both ourselves and I assume
Birmingham and every other council across the
country is looking at. Until you know what the
figure you are expected to hold is, it is very diYcult
to make assumptions. We support breaking down
the concept of the national housing subsidy, which
does not make any sense whatsoever. We certainly
support getting rid of that and we support that there
should be much more local accountability for
councils running their stock, running it eYciently,
being able to reward their tenants in a sense by being
able to do that.
Cllr Lines: I think we recognise that debt has to be
repaid and the sad thing about the debt that most of
us have got goes back probably to not far after the
Second World War and we are still paying for that
now. When I took over as Cabinet Member five years
ago we paid £10 million per annum back to the
government in rent subsidy. I am now paying £57
million per annum in rent subsidy. I believe that we
can be trusted with housing and that investment in
housing over a few years we would obviously have
climbed that mountain and got to the top with
regards to a better future for homes for our people,
aVordable homes that is of course.

Q100 Anne Main: I find it quite interesting that both
Councillor Lines and Councillor Humphreys
welcome the fact that this rent subsidy is actually not
fair. My own constituents have had the same
problem and they think it is deeply unfair. If that is
the case, Councillor Lines, and you would like to see
a new system in place, do you believe that by having
access to that budget you have just described—£57
million—that you could then enormously increase
the amount of building? Do you believe this has
stifled the amount of social housing you have been
able to deliver by not having that?
Cllr Lines: We would welcome the opportunity to
actually prove again that councils can build large
numbers of houses. They have not necessarily all got
to be in rent; we do not necessarily have to go down
the road of the ’60s where we were building those
great big monolithic estates. We believe we can
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provide homes for our people provided the
government allow us to spend the money that
actually get in from rent. As you can see, we are not
actually doing that. We would like a level playing
with RSLs where they are allowed to keep their rent.

Q101 Chair: We are going oV the track again. In this
inquiry we are not looking at the aVordability and
supply of housing which we have done to death
before. We are concentrating on Decent Homes. The
question, Anne, should have been: would you be
able to deliver your Decent Homes standards
quicker and sooner and possibly go even further,
never mind the house building for the moment? Can
you just answer yes or no?
Cllr Lines: We would have done it a couple of
years ago.

Q102 Anne Main: Councillor Humphreys, would
you be able to do it because you are in a diVerent
position? Would you be able to do it if the system was
altered as you described?
Cllr Humphreys: I think it is hard for me to answer
that. I think the answer would be no in the sense we
would be getting less money, but there needs to be a
level playing field in terms of how you structure it. It
is fundamentally unfair that for people in one part of
the country their rent is going to subsidise the rent in
another part of the country. It makes absolutely no
sense whatsoever.
Cllr Stanton: Southwark is one of the largest
authorities in London in terms of the amount of new
social aVordable housing that has been built in the
borough over the last four or five years. A lot of that
has been provided to us through quotas of private
developments which we have given planning consent
for and have clawed back 35 per cent aVordable. The
hard answer to your question is: should local
authorities, like Southwark, with large amounts of
social housing, have the choice at a local level to say
to a developer, “Rather than take part of your
development as new aVordable housing we will take
a cash contribution towards our Decent Homes bill”
and at the moment National Planning Guidance
prevents us from having a planning framework that
will do that but certainly my experience and my
constituents, when you get a bit development being
built, the developers go along to ask, “What would
you like out of this development?” and people say
they want double glazing, CCTV, playground for the
kids and very little of that can actually come out of
section 106 because that is not what section 106 is
for. Certainly that would help us in Southwark meet
our investment gap at no cost to central government.

Q103 Chair: We have two more sets of witnesses. If
it is factual, Mr Kalsi, do you think you let us have
it in a note after?
Mr Kalsi: There is one point just worth making.
There are a lot of proposals that are helpful in what
is being proposed, but there is one issue that I think
the council feels quite strongly about and that is are
they based on eVectively just maintaining the Decent
Homes standard as we are. We do not think that is
adequate and it would mean a lot of debt being

reallocated across the nation. We are opposed to any
debt reallocation because I think that will limit our
opportunity in the long term to do exactly Decent
Homes Plus. The other thing I would just highlight
to the inquiry is that actually, when you look at the
debt outstanding on our properties—£10,000 on
average per property—compared to the value of our
council housing stock—which is about £40,000 per
property and even that is based on the existing use
value for social housing which is much depressed
than what an open market value would be—I think
there is plenty of headroom if we had a positive
financial framework that is in line with the RSLs that
would free us up with the ability to perhaps
mortgage and borrow a bit more on our stock to do
that investment knowing that it is a very, very secure
investment on the value of the properties.

Q104 Mr Turner: Debt reallocation is actually
fundamental to the proposals. Are you saying that
Birmingham would not take part and would try to
put a veto on it?
Mr Kalsi: Our initial calculations indicate that we
would be taking significantly more debt on.

Q105 Mr Turner: Would Birmingham put a veto on
the whole of the national scheme?
Cllr Lines: We would work with anyone to ensure
that we had better housing for the people of the
country as well the city of Birmingham.

Q106 Chair: That is not an answer. Could we just
have a yes/no answer: would you veto?
Cllr Lines: No. We would do anything that would
help our people.
Cllr Humphreys: You have sort out the debt as part
of the HRA. If you cannot sort out the debt you are
not going to sort out the HRA. The reallocation is
fundamental.

Q107 Mr Betts: Are Birmingham saying they will
refuse to take any extra debt on as part of a
reallocation package to get a reform of the HRA?
Cllr Lines: We would be very, very happy to debate
that question.
Chair: Councillor Lines, debating things is not the
answer. We just need a yes/no answer. Would you
like to repeat it, Clive?

Q108 Mr Betts: Are Birmingham saying that they
would not, under any circumstances, take on extra
debt as a part of a national redistribution of debt in
order to secure a reform of the HRA
Cllr Lines: Of course we do not want to take on extra
debt. We have probably got more debt than any one.
I think that is a reality.

Q109 Mr Betts: Are you saying you would refuse to
take on any more debt to secure a reform of the
HRA?
Cllr Lines: We do not want any more debt, thank
you. We will work with anyone to ensure that we
have homes for our people.
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Chair: I think we have got our answer. We have just
gone one more question which I would like a brief
answer to although I know it is quite technical which
is in relation to private sector homes.

Q110 Mr Turner: In respect of private sector housing
where you have a duty to review the standards within
that, can you just tell us how you do that? There have
been some criticisms that authorities do not do it
properly. Do you accept that as local authorities
across the board as well as your own authority?
Cllr Lines: You are talking about private homes.

Q111 Mr Turner: Yes.
Cllr Lines: Obviously we are working very closely
with various organisations. They are ensuring that
money is available to those people who want to
improve their homes up to the Decent Homes
standard. We have one organisation called Kick
Start which works very well. The diYculty we have
for the future is that the minister has reduced the
budget for the West Midlands region to invest in
private homes. He has decided that it will be moved
into building new homes so in eVect what we are
doing because of that is we are storing up problems

Witnesses: Mr Peter Morton, Chief Executive of SheYeld Homes, Mr Bob McCann, Cabinet Member for
Housing, SheYeld City Council, Mr Tomos Jones, Home Improvement Manager, Sandwell Metropolitan
Borough Council and Mr John Clayton, Investment Director, Sandwell Homes, gave evidence.

Q113 Chair: Welcome to our witnesses. Can I start
oV by asking you what is the proportion of social
sector non-decent homes in each of your councils
and what do you expect it to be by 2010?
Mr Morton: In SheYeld the current non-decent
figure is 19.1 per cent; by March 2010 it will be 12
per cent and by December 2010 it will be eight per
cent. We are aiming to achieve the target by
2013–14.
Mr Clayton: In Sandwell’s case our stock is
currently 19.7 per cent non-decent. At the end of
2010 it will be 7.7 per cent non-cent. We aim to
reach our target in December 2012.
Chair: I do not want to go down the list here but
I think we would find it quite useful if each of your
councils drop us a note and say what you think the
Decent Homes standard is as you apply it in your
area because there is clearly a certain degree of
variation, if I may put it that way. If you are—
which I think you are—implementing a “Plus” can
you indicate what you regard as the “Plus”
standards? Thank you.

Q114 Mr Slaughter: You are having some diYculty
in reaching Decent Homes targets. Is that fair to
say, obviously with ALMO status? Do you have an
opinion on this issue of where Decent Homes
standards should go for now, whether they should
become broader or whether they should encompass
other factors be they other structural factors like
environmental improvement to property and
cladding and things like that, or whether they

for the future. That aside, we will do all we can to
ensure that money is available for those people that
want to borrow on equity or any other way to ensure
their homes do reach those standards but these are
diYcult times.
Cllr Humphreys: In terms of the private sector we are
focussing on vulnerable residents. In 2008–09 the
council made 307 private sector homes occupied by
vulnerable households decent. Many of these
improvements were funded by sub-regional targeted
funding stream resources. These are uncertain going
forward in 2010–11 and this year we have only made
73 decent so far but we work in the South East
London Housing Partnership with our colleagues in
Lewisham, Bexley, Bromley and Greenwich in terms
of pooling the resources and expertise together to try
to make as many as possible but there is a significant
job to be done there.

Q112 Chair: I do not want an answer now but,
Councillor Lines, could you possibly drop us a note
afterwards to explain what Birmingham Council is
doing under Section 3 of the Housing Act 2004 to
review the standards in the private sector?
Cllr Lines: Certainly.
Chair: Thank you all very much.

should include wider environmental factors to do
with neighbourhoods and things like that. What is
your view of that?
Mr Morton: The Decent Homes standard as
presently described is essentially that internal work.
The standard that I would advocate would include
the environment, the communal areas, cladding,
the external environment. What we find is that
tenants come out of their homes in SheYeld having
had them made decent and they are satisfied, they
go outside their front door and they go into an
environment which is not decent and that needs
fixing. The other big area is around CO2 and there
are ambitious targets for the government to achieve
a reduction in CO2. Most CO2 comes from houses
and we need a big programme to retrofit and fix
council housing in that regard. The other point I
would make about standards is that we now have
the TSA in place, they are consulting about
standards and they are setting a standard for the
quality of homes. There needs to be a tie in between
the TSA standard and the government standard
post Decent Homes, but fundamentally authorities
need the ability to resource that which at present
they do not have.
Mr McCann: One of the things we are very
conscious of in SheYeld is making the tenants a
driving force behind setting the standards rather
than working to government standards or council
standards. It is very much about tenants setting the
standard that they want and not what the
authority wants.
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Mr Clayton: I would support everything that has
been said by my colleague from SheYeld. The
standard needs to be extended to cover common
parts, environmental considerations on estates; I
think very importantly it needs to be dovetailed into
the government’s carbon strategy where there is an
opportunity to get some synergy between spends and
renewables and refurbishments of homes. In
addition to that I think the standards should reflect
the need to provide disabled facilities which again is
an opportunity to get synergy from other areas of
spend.

Q115 Mr Slaughter: I take your point on CO2
because since Decent Homes was launched the
climate has changed, but do you not feel it is your
responsibility to maintain the common parts of
estates? I take exactly the point about the
environment, but is that not simply your duty as
landlords to ensure that there is a pleasant
environment for people to go out into? Decent
Homes is there for a specific purpose and we heard
from previous councils that because they are short of
money they wanted to fiddle it so they could spend
it on their lifts of something else like that. You are
ALMOs, you have got the money for Decent
Homes, that is there to cure a real evil that has built
over several decades in social housing, but do you
not think it is part of your year on year responsibility
to maintain the common parts of the environment of
your estate?
Mr Morton: Absolutely, but the diYculty we have
got is that we do not have the resources to enable us
to maintain the external environment to the
standard that tenants would expect. When Decent
Homes is completed we are back to a position where
we were prior to Decent Homes of rationing the
resources that we have. We cannot do everything
because of the constraints we are under within the
funding system. It is absolutely right, there is a high
expectation and a rising aspiration for the standards
they ought to expect. As a landlord, if we don’t have
the resources to do that, then we can’t meet tenants
expectations.

Q116 Anne Main: You are talking about the synergy
between diVerent departments and diVerent aims
and government targets, what about the target for
reduction in fuel poverty which the government has
not exactly been hitting. Do you think there is
greater opportunity within Decent Homes to hit
those targets and do you think the budgeting should
be more flexible to enable you to get funding to help
hit those targets?
Mr Clayton: Absolutely. The improvement of the
thermal eYciency of homes has a very direct impact
on fuel poverty. One of the things we need in order
to reduce carbon emissions is to make homes more
thermally eYcient. So yes, you bring the agendas
together and it has the benefit in terms of reductions
in fuel poverty.

Q117 Anne Main: So is this like one department not
speaking to another, or is it the grant structure or
what is it that is stopping you trying to do that?

Mr Clayton: In terms of the carbon agenda there is
precious little funding available for large scale
improvements for thermal eYciency in properties.
The thermal standards that can tie with the Decent
Homes standards are very low, they come up from a
very low base and it is going to be necessary in the
future, if we are going to hit our carbon targets—
particularly the tough one in 2050—it is going to be
necessary to identify the funding that is required to
improve both the insulation and the mechanical
performance of the installations in homes.

Q118 Anne Main: Can I just pick you up on what
you said about the standard being very low for the
installation of thermal properties of a refurbished
home? Could you anticipate then that after that low
level refurbishment a family could still be in fuel
poverty?
Mr Clayton: In the right circumstances but it also
relies on the income of that family within the
calculations, so yes, that could arise.

Q119 Chair: Do you agree with that or not?
Mr McCann: I would agree to a point. During our
Decent Homes programme we are doing a
reasonably high degree of thermal insulation.

Q120 Chair: Are you doing a degree of thermal
insulation that is higher than the level within the
Decent Homes programme nationally?
Mr Morton: We are complying with the SheYeld
standard and the government standard and there are
some additional insulations going in but it is not to
the CO2 standard.

Q121 Anne Main: You are saying you are giving a
greater degree of thermal eYciency in your homes
because you are going above the low standard.
Mr McCann: The other thing, so far as central
heating systems are concerned, particularly old
boilers, is that while it complies with the decency
standard as is eYcient and working, we are not
replacing them. In an ideal world we would prefer to
replace all out of date boilers but that needs extra
funding.

Q122 Alison Seabeck: Can I come back to the
common parts issue which has actually raised a
number of pieces of evidence here. A number of
people feel that Decent Homes Plus ought to extend
to common parts and environment. Playing devil’s
advocate slightly here, given that a lot of estates now
are mixed, there is a right to buy in there, is it right
that we should be making improvements that will
enhance the value of those properties for the home
owner without the home owner putting anything
back into the system and it all coming from
government or local authority?
Mr Morton: The home owners do make
contributions to the improvements of the common
parts. We take the full costs of the works and divide
it by the number of tenants and they pay pro rata.
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Q123 AlisonSeabeck: Aspart of your DecentHomes
programme you are charging the leaseholders.
Mr Morton: Yes.

Q124 Chair: The leaseholder issue has been brought
up in previous inquiries by this Committee. Do you
have problems with your leaseholders not being able
to aVord the contribution that you are asking of
them?
Mr Morton: We do but we negotiate long term
settlements with them. We try to do our best to
ameliorate that problem.
Mr Clayton: We are in the same position.

Q125 Anne Main: If you are going above the Decent
Homes standard and therefore by incurring a more
expensive scheme—I have had experiences of this in
my own constituency—are you then facing a
leaseholder who does not wish to go to that level and
who only wants the basic level. Do you find any
problems there at all?
Mr McCann: The issue there is whether it is a
communal area. We have an issue of cladding on
blocks, you cannot clad parts of blocks and leave one
out; you have to do the whole block. It is a case of
getting agreement as to what level of cladding you go
to and how much you spend. Like Peter said, we do
have several vehicles in place for people to be able to
cope with the debt, whether it is long term loans,
equity release or something of that nature.

Q126AnneMain: I canunderstand thatbut Iwill give
you the example I had, it was putting solar panels on
a communal roof which was to light the communal
areas. That was considered a costly option, albeit a
more greenoption, and I am justwondering if youare
going to go down that route will you have to seek the
guidance and the permission of the residents to
actually go that higher level?
Mr Morton: Yes, definitely.
Mr Clayton: We need to go through leaseholder
consultation before we execute those sorts of works,
yes.

Q127 Chair: Are you saying you consult with the
leaseholders as well.
Mr Clayton: Yes.

Q128JohnCummings:Wouldyou tell theCommittee
how you believe funding should be released and
monitored after 2010?
Mr Clayton: We have a commitment from
government on the funding stream which we enjoy
through the ALMO arrangements and we would be
looking to government to deliver on those promises.

Q129 John Cummings: Do you think the procedures
could be improved?
Mr Clayton: Absolutely.

Q130JohnCummings:Wouldyou tell theCommittee
how and where the problems lie?
Mr Clayton: One of the issues that has made the
ALMO Decent Homes programme a success has
been a degree of stability in terms of the funding

stream. There have been interventions and the
funding streams have been stretched, but in terms of
long term stability they have been far superior to
those thatwehave faced in thepast.For the future the
preparation of long term business plans for the
maintenance of the housing stock over decades, not
over a short horizon, and self funding arrangements
that can be generated following the review of local
authority housing finance. That would give us the
ability to plan over a long period and deliver
improvements to properties as and when they are
needed over a 30 year profile. So if I were to
recommend to the Committee improvements in the
funding regime they would really be centred on
making the fundingregimestatementpredictableand
also I would draw the Committee’s attention back to
the fact that funding arrangements that are available
for local authorities and ALMOs in the long term are
insuYcient.

Q131 John Cummings: Do you think that the present
programme has settled down into a system which
could be easily extended beyond 2010?
MrMcCann:Followingon fromthe30yearplanning
regime, we did some modelling in SheYeld and
working on a 30 year business plan we could
demonstrate 50 per cent eYciency in delivery. That is
a heck of a lot of money at no extra cost to anyone; it
is just building into the programme. We have learned
through the Decent Homes programmes that by
being able to look forward four or five years, it is
possible to build in better procurement, better
management costs and everything like that. If we
could build up 30 year business plans the amount of
money in the systemwoulddelivermuchmore than it
does at the present time.
Mr Jones: Could I make a point relating to the
private sector?
Chair: You can, but we are going to deal with that in
a minute.

Q132 Mr Betts: What has been argued for then is
some long termstability and long termability toplan.
What changeswouldhave tocome in toenable you to
do that?
Mr McCann: Housing subsidy.

Q133 Mr Betts: We will come onto the HRA in a few
minutes, but in terms of other things, in terms of the
ability of ALMOs to plan long term, currently you
have short termagreementswith councils, youdonot
own the properties, you have no control over your
rents; it is not exactly the greatest basis for long term
planning, is it?
Mr Morton: In SheYeld we have recently started an
exploration of what an ALMO II might look like
which is really about empowering tenants. We have a
kind of triangle relationship between the tenants, the
council and SheYeld Homes and we try to explore
new models of governing council housing which
would enable us to bring in additional resources. We
are at the start of a journey and we are not clear what
the destination is to be, but we need to find a solution
that gives us this long term resource. Part of the
answer is giving tenants much more control and
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empowerment over the big decisions that aVect their
homes. One option I would like to explore is for the
tenants toown,whollyorpartly, theALMO.Wehave
looked at the Gateway Model in Preston to see how
we can adapt that model to fit an ALMO solution
rather thanLSVT solution, and lookat otherways of
changing the model which might take us out of the
public sector borrowing requirements and the
constraints there but remain a service which is driven
by the needs of its tenants.

Q134 Alison Seabeck: You touched on the HRA and
SheYeld seem to be reasonably content that the
proposals as currently put forward will assist you not
only in delivery but in allowing your tenants further
involvement. Can I ask specifically, are you currently
having discussions with your tenants about what is
being proposed under for the HRA and, if so, what
are their views? How will the proposals impact on
you?
Mr Morton: With SheYeld, SheYeld was one of the
sixpilot authorities thatdid the self-financing.Wedid
a lot of work with CLG and the other five authorities
and we built a business model which gives us a gap of
over £3 billion over the next 35 years. The modelling
that we have done indicates that if there was a re-
profiling of debt across the whole community, if you
like, then we would be well placed to meet that gap.

Q135 Alison Seabeck: When you say well placed,
would you need that gap?
Mr Morton: Essentially we are in negotiation with
government about re-profiling debt and what the
oVer looks like. I think every authoritywould have to
work out whether the oVer from government gives
them a means of bridging that gap. The indications
are positive but I think any authority would only
embark on coming out of the system and going on its
ownif it couldbeabsolutelysure that it could fundthe
stock and the service over this 30 to 35 year period. I
think every authority would have to do that piece of
work but as things currently stand we are pretty
optimistic that we could make the system work.

Q136 Alison Seabeck: You were nodding to say you
are already involving your tenants in this.
MrMcCann:Absolutely,yes. In fact tenantswereone
of the respondents to the recent consultation paper
from government about the housing subsidy system.
Mr Clayton: in terms of the long term re-financing
proposals, for Sandwell, whether or not it would
provide an adequate solution to our problem, is very
much a function of the arithmetic and that would
depend on the way in which debt was re-distributed
and in particular I think we need to factor into it rent
policy in the longer term because it is all part and
parcel of the same equation. Clearly every authority
wouldneedtogenerateaprofileof itscashneeds inthe
long termbecause in each local authority therewill be
adiVerent picture simplybasedon the conditionof its
stock and where they are in terms of delivering
decency. I really could not give you an absolute
answer to your question; it would depend on the
calculation when it was presented.

Q137 Alison Seabeck: What is your gut feeling, at the
moment, that it would be positive or negative?
Mr Clayton: It depends on how debt is redistributed.

Q138MrBetts: If therewereno reformof theHRA is
there any chance that either of you could deliver
sustainable works to your properties and maintain a
decent standard in the long term?
MrClayton: Itwouldbeoutsideofourhandsbecause
the income stream would be dictated by government
every time it goes for a comprehensive spending
review.
Mr Morton: SheYeld would be £3 billion short over
35 years of maintaining stock to a proper standard.

Q139 Chair: Under the current system?
Mr Morton: Yes, under the current system. If there is
no change then we are back to where we were where
we cannot maintain the stock to the standard that
tenants have every right to expect.
Mr Clayton: It is probably worth saying that CLG
itself has identified a five per cent shortfall in revenue
funding and a 24 per cent shortfall in capital funding
and the BRE reckon the capital shortfall is 43 per
cent.
Chair: We know those figures.

Q140 Mr Turner: Obviously the private sector is
important tohousing justasmuchas thepublic sector
is. Could you just tell us what you do under section 3
of the 2004 Housing Act to ensure that the private
sector is brought up to a Decent Homes standard? I
wonder, fromSandwell, whether ornot you could tell
us a little bit more about the funding that you have
identified to bridge some of the gaps that have been
existing within that.
Mr Jones: Certainly in terms of what we are doing
under section 3,weare really startingoV by following
CLG guides in terms of stock condition surveys; we
are particularly working with the BRE to develop
their stock condition model so we can identify where
we have pockets of non-decency and vulnerable
people. We can target our interventions to those
particular areas. It is becoming more challenging to
achieve theDecentHomes target in theprivate sector.
Oneof thekey things that hasbeenablow tous is that
PSA7 has certainly declined in terms of its profile
within the local authority and we are quite
disappointed that there is nota section in thenational
indicator 158 which relates to private sector housing,
whether thatbe specifically tovulnerable peopleor to
private sector housing generally. One of the
diYcultieswehavegot in termsofmeetingPSA7is the
link to vulnerability. It does make it diYcult to target
interventions because eVectively, if we target activity
onareabasiswehave toeither justifynotdoingworks
to people who are not vulnerable or do we do works
for those vulnerable people which do not contribute
to our targets under PSA7. Linking it to vulnerable
occupiers specifically does make it diYcult to deliver
on the ground. Maybe the way forward would be to
have a target under NI158 but leave it to local
authorities locally in consultation with their regional
government oYce about actually how they are going
to deliver targets on the ground. In terms of what we



Processed: 16-03-2010 23:13:39 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG02

Communities and Local Government Committee: Evidence Ev 23

9 November 2009 Mr Peter Morton, Mr Bob McCann, Mr Tomos Jones and Mr John Clayton

have done, it has been a struggle recently. We have
seen capital funding decrease significantly year on
yearandall themessagesback tous are that it is going
todecrease furtherwith fundingmoving towardsnew
building costs. Because of that we have had to work
quite creatively with a range of diVerent partners.
Councillor Lines before spoke about Kick Start
which provides equity share loans for owner/
occupiers. The scheme is expanding out regionally
now and one of its key aims is to attract private
finance. We have already tendered once but because
of the change in the economic climate that fell
through really just as we were at the point of signing
contracts with a private sector lendor. We think we
have a model thatwill work butweneed to make sure
that we keep the momentum up within the local
authorities so at a point in time we can go back to the
market and say, “This really is a product that isworth
investing in”.Obviously there thekey is to get private
financing to the sector to guarantee sustainability in
terms of oVering assistance to private sector
occupiers.Without thatunfortunatelyweneed torely
on continued grant funding, whether that is directly
through the Housing Investment programme or by
what we have been doing working with funding
streams like the Housing Market Renewal Area, the
Working Neighbourhoods Fund and the PCT to try
to make the case that housing interventions work
across a whole broad range of policy objectives,
health, education, employment. We have been quite
successful in doing that but to make it attractive to
other partners you always need that capital leverage
that you have got through your own grants regime.

Q141 Chair: Is most of your private sector housing
owner occupier or private rented?
Mr Jones: It is mostly owner occupier but we have
seen a massive increase in the private rented sector
over the last five years. It has doubled over five years.

Q142 Chair: You said that the target of going for
vulnerable people was diYcult, which I can
understand. Might you be delivering the same thing
better if you went for a target on fuel poverty?
Mr Jones: Potentially yes, because one of the
diYculties we have is that people can be fuel poor but
not vulnerable because the definition of vulnerable is
very much about being in receipt of income related
benefits whereas obviously fuel poverty is about
spending more than 10 per cent of your income on
heating your home. That makes the delivery of fuel
poverty programmes quite diYcult because there are
no specific targets around fuel poverty. In terms of
meeting targets that we set out in our local area
agreement we are dealing with people who are not
vulnerable, not necessarilymeeting any targets under
NI187 (tackling fuel poverty).

Mr McCann: As far as the total housing stock in
SheYeld, 74 per cent of it is private sector, of that we
have 22,000 private rented stock. The conditions we
haveat themoment,at2002,were showingthat42per
cent of that was non-decent.

Q143 Chair: Was that 42 per cent of all private
housing or the private rented?
MrMcCann:Private rented.Wehave just carried out
anew,up todatehouse condition survey.Wehavenot
got the final details of it yet but it is showing the
amount of money needed, an early indication, to
remove non-decency, 38 per cent of the 190,000
properties surveyed, it is looking at £311 million.

Q144 Chair: The issue that we are trying to get at,
whichwasraisedbyoneof thewitnesseswehad inour
first session, was whether local authorities are
enforcing standards on the private sector as a means
of dealing with non-decent homes, in which case you
do not have to pay for them, or whether you are
persuading.
Mr McCann: We are doing a lot of work with our
private sector landlords.

Q145 Chair: Are you enforcing standards, not doing
a load of work with them?
Mr McCann: We are enforcing but we are trying to
make theprivate sector landlordapartof the solution
rather than to make them the problem. We are trying
to build a relationship with them which is starting to
work very well. We have a responsible landlording
scheme in SheYeld which is just coming up to the
500th member signing up to that. That has worked
verywell becausewithin that there is an accreditation
level which is linked to the universities as well for
them recommending landlords. There is a lot ofwork
being done but again the biggest problem is tee
funding for it.
Mr Jones: We have an accreditation scheme. The
main thrust of our policy is to work with private
landlords but we will enforce HHSRS where we are
just not able to get compliance through working with
landlords. What I would say is that due to lack of
resources we are not able to do that in a strategic way,
we are very much responding to complaints. We do
now have information from stock condition surveys
about where we have private landlords where there
may be category one hazards, but we do not have the
resources to proactively go out and deal with those.
Although you say it does not cost anything,
theoretically that is right but ultimately we may need
todowork indefaultandclearly there is a cost to that.
Ultimatelywe shouldbeable toget thatback through
charges but that couldbe at anypoint in the future, so
there is a cost even in enforcing in the private sector.
Mr McCann: The cost is providing the staV in order
to deliver.
Chair: I understand that; that is the point that Mr
Jones has made. Thank you very much indeed.
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Q146 Chair: Can I just start oV, are housing
associations going to hit the 2010 deadline for
decent homes?
Mr Moore: Hanover already does meet the Decent
Homes Standard.
Mr Doylend: With one or two outriders and
stragglers, substantively yes.

Q147 Mr Slaughter: You have had an easier job on
the whole because with a lot of housing associations
the stock is newer and therefore it is not such a
challenge as bringing council stock up to scratch. I
noticed the old housing associations—Peabody and
those whose stock dates from late 19th century or
early 20th century—in order to meet standards they
are either selling oV stock or raising money by other
means. What are the problems that RSLs are having
in meeting Decent Homes?
Mr Orr: I think you are right to say that in some
respects it has been easier for housing associations
than for others because much of the stock is newer
and built to better quality as well and is better
maintained during the lifetime of that stock. The
second batch, of course, housing associations
created as a result of LSVT where the objective was
to create a mechanism for investing to meet the
Decent Homes Standard and that process has
worked; in the main it has delivered the promises
that were made. Then there are of course the older
organisations, many of whom have had to do a more
fundamental restructuring of their stock to be able to
meet these standards. There is a kind of complicated
relationship between the cost of the works and the
rent that they are presently charged where
particularly Peabody but others of that kind of
association have historically had lower rents which
has meant that they had less income to be able to
meet the Decent Homes Standard. As you know,
there has been no direct government subsidy for
housing associations to meet the Decent Homes
Standard at all.

Q148 Mr Slaughter: Have most associations had to
put their rents up? Presumably that is something
which, given the relatively high rent that a lot of
associations charge, that presumably is unpopular
with tenants.
Mr Orr: In the main housing association rents have
been controlled since 2001 as a result of the rent
convergence regime so there has been very little real
flexibility for housing associations to do that.

Q149 Mr Slaughter: How are they doing it? Are they
doing it by a combination of rent rises when they
can?
Mr Orr: They are doing it by a combination of rent
rises where they can but eVective outside
management and from time to time that has
involved a small proportion of sales to be able to
release some of the equity to allow the investment in
Decent Homes.

Q150 Mr Slaughter: With Peabody it is up to ten per
cent of stock1, and good quality stock at that. Is that
something that you are concerned about, which you
have made representations about or for which you
think there should be alternatives?
Mr Orr: In respect of Peabody I think they should
have been allowed to put their rents up more because
they are below average and I think that would have
allowed them to do more without having to sell. I
think there is a huge amount of trapped equity in
social housing generally, a point that other of your
witnesses have made, and I do think it is rational for
us to look at what a sensible asset management
strategy should look like and I do not think that an
occasional sale is bad because sometimes it does
allow the release of equity to do good things like
meet the Decent Homes Standards or even stimulate
additional new build.

Q151 Mr Slaughter: An occasional sale is diVerent
from selling ten per cent of your stock.
Mr Orr: I think Peabody would not have wanted to
sell ten per cent of their stock and they would have
preferred to have been allowed to put their rents up
to an average, one that was consistent with the
average for the areas they work in.

Q152 Mr Slaughter: Bearing that in mind and that
the definition of Decent Homes may change or may
expand, do you favour any change? Do you think it
has gone as far as it should go and do you wish it left
to individual associations to set their own criteria or
do you wish to see more government intervention?
Mr Orr: We would like to see the Decent Homes
Standard retained as an absolute minimum; we
would like to see more flexibility for individual
associations to be able to negotiate standards
appropriate to those places in conjunction with our
tenants. I do think that that is consistent with an
agenda which is about engaging tenants far more in
the decision making about their homes and
communities. So I think we are not in favour of a
recast centrally imposed Decent Homes standard
partly because so much of what we would have to
talk about is about environmental retrofitting and
that is such a big issue that I think a kind of recast
Decent Homes standard is not the way to go about
doing that.

Q153 Chair: If it is not a standard imposed by
government across the piece, what would be the
point of having specifically enhanced Decent Homes
standards negotiated locally?
Mr Orr: My colleagues may want to answer for their
own organisations, but in brief there comes a point
where I think it is right that tenants should have a
choice for themselves about whether they would
rather see the available investment in improving the
public realm and enhancing public safety or having

1 Peabody submitted a memorandum to the Committee
clarifying that they have only sold 4% of their total stock.
The full text can be found in BDH 57.
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more kitchens and bathrooms. The diYculty about a
centrally imposed standard is that it takes away that
local determination.
Mr Moore: Just concurring with what David said, I
think having a base standard that everyone should
meet but then actually reflecting the diVerences. You
asked previous witnesses to explain what their plus
factor is on their Decent Homes and in eVect what
we are saying is that Decent Homes as strictly
construed is a very low standard and each
association, each council should be able to then
determine how much further they go according to
their local circumstances and according to the
property type because what might work and be a
good cost eVective solution on one property type
may not be as applicable for elsewhere or the type of
tenant that lives in that property as well, so diVerent
issues for an older person’s association in terms of
frailty requirements et cetera may have a diVerent
requirement to add onto that base standard. We still
strongly think there should be a base standard but
then the scrutiny should be: what and why are you
applying those plus factors rather than diVerent
plus factors?

Q154 Andrew George: To what extent do you and the
members of the Federation say that the Decent
Homes standard is diverting you from perhaps other
objectives within the organisation itself, whether it
be overcrowding or dealing with waiting lists and
transfers and other issues which you may consider
more preferable priorities? Do you believe that the
emphasis on Decent Homes standards is not
diverting you from those other objectives?
Mr Doylend: Generally no. The Decent Homes
standards is such a level that actually most landlords
would want to maintain up to that standard as a
minimum anyway. Building on what my colleague
has said, most of us have local standards that we go
well beyond so that local choice is already there.
Going forward, however, it is what is built into
business plans in perpetuity, and that is maintaining
Decent Homes and a bit above, compared to an
imposed revised standard and how do we pay for
that.

Q155 Alison Seabeck: Hanover, you run a co-
payment scheme. I am reading it as you doing the
basics and where you want to enhance it you can
agree with individual tenants to do that rather than
take David’s approach that there should be
flexibility and everything should be blanket done
across a group of properties. How does that work
and does it actually produce equities or some tenants
feeling that others are doing better than they are?
Mr Moore: We are about to broaden out our initial
pilot of a co-payment approach. The co-payment
works on the basis that if we are still not satisfied in
terms of the replacement cycles for our kitchens and
bathrooms it is a priority for our tenants and a large
number of our tenants are already putting new
kitchens or adaptations to their bathrooms for
themselves. Our view is that we should be helping

and encouraging others to do that. We are proposing
that if somebody’s bathroom or kitchen is due to be
replaced within five years we would meet 80 per cent
of the cost, five to ten years, 60 per cent and ten to
15 years 40 per cent to help meet and incentivise that
process of tenants who have resources putting those
into play. However, we are not saying that those who
cannot aVord to put their own resources into play go
without; we are still having a base standard and each
year we are reducing the wait for that replacement
and that will still carry on. For the whole of our
tenants we are reducing the wait but for those who
have resources we think it is right that we should
incentivise those to do that. We have a number of
people who are moving into our properties who were
previously home owners and they clearly have assets
of some form and we think it is an important process
to actually unlock some of that equity which
otherwise the sector does not see. That is why we are
doing it.

Q156 Alison Seabeck: How cost eVective is that?
There has to be further bureaucracy for your
administrative staV in monitoring all this.
Mr Moore: We are thinking that as an era of choice
develops that rather than saying that this estate
needs everything to be done we look at each
property, so actually our asset management is at a
per property and per resident base rather than “this
estate requires” and everything is done. So that does
not change that. We are trying to reduce the
bureaucracy involved in this process by saying that
because we are not meeting the full amount of cost
actually our tenants really do not do things to
destroy their properties wilfully, they actually
probably put more value into the property than the
proportion we are sharing. We do not put too many
burdens of bureaucracy in their way. We are paying
80 per cent in a five year time gap and certainly the
kitchens and bathrooms I have seen improved have
been of a far higher standard than we would
normally be putting in.

Q157 Alison Seabeck: David, is this a model that can
be rolled out elsewhere to enhance Decent Homes?
Mr Orr: I think it is a very interesting model and I
think it could be, but not as a requirement. I think it
is one of these things where the best solutions are
ones that are worked up locally by individual
organisations with their tenants. It may well work
very well for Hanover; it may well work for others.
However, there is an extremely important point here
about the relationship between rent in particular and
then the heating and energy costs. We are trapped in
a system at present where it would be possible to
invest and improve the environmental quality of
some of our rented homes but all the costs at present
falls on the landlord although all of the benefits rest
with the tenant. There is no argument at all about the
tenant having a benefit from that, but it means that
in practice we cannot access resources that would
allow that investment to happen.
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Q158 Alison Seabeck: Have you done any work
with your tenants or has the NHF done any work
on how you might take that forward in terms of
sharing some of that burden of the tenants and the
net gains?
Mr Orr: We have had some discussions with
tenants and some modelling of how that might
work. Indeed we commissioned a report which we
referred to in our evidence (and which the
Committee is welcome to have copies of if it wishes)
about how some of that might work. There is
evidence that tenants accept the logic of saying that
if you have a £5 a week energy saving it is worth
paying £3 a week to get that.

Q159 Mr Betts: We talked about doing things
locally that meet the circumstances, and equally we
have a national challenge on the emissions of CO2
and the whole issue of climate change. Do you
think therefore there ought to be a mandatory
national standard in terms of thermal eYciency of
properties which every organisation has to meet by
a given date?
Mr Moore: I think we do, yes. I think there should
be a base standard but I think setting that too high
could actually perversely result in misapplied public
funds. There comes a point at which a certain type
of property, so if you take a single brick property
that does not have a cavity wall to be filled, et
cetera, there is only so much you can do to improve
that property and going to hit an ever higher
standard on that property you can be paying a
disproportionate amount to do that. I think it is
actually saying having a base standard but beyond
that it is about the scope for improvement and the
relative payback, as David was saying, on that
investment and is it worthwhile and how that can
be shared. Otherwise what will happen is that more
and more properties will be simply saying they
cannot meet that standard, they cannot co-invest in
it and we will lose stock from the sector. I think
there is a balance to be struck.
Mr Orr: I think having a mandatory standard is a
sensible approach in theory providing there is a
proper understanding of how that mandatory
standard will be paid for. There is no point in
imposing a standard which is unattainable within
a given rent envelope. We live in an environment
where government now controls the rents that
housing associations charge; if you have that rent
that is the maximum of the income that you have
available, so unless we can find a sensible way of
paying for what would be quite significant
investment costs then the mandatory standard
would be meaningless really. One of the advantages
of the Decent Homes standard is that it did create
some very interesting thinking about how meeting
the standard might be paid for—the LSVT
programme, the introduction of ALMOs—and
these have contributed but there were costs to
government associated with doing that and there is
no way that we are going to be able to meet the
retrofitting challenge without accepting that there
will need to be some investment by government.

Mr Doylend: If you just have a standard for the
sector what you will end up with, as my colleague
said, is properties just being sold from the sector.
They still exist; the problem does not go away. Then
you get into the thorny issue of do you have
legislation that means it is for everyone, is it the
same for private sector or resold and how do you
enforce that? Somebody has already raised the
point about leaseholders not being able to aVord
some of these things; they certainly will not be able
to aVord the retrofit. We have an experiment going
at the moment in Norfolk called Greening the Box
where we have a pair of semi-detached houses, one
we have used a lot of new modern green technology
to reduce running costs and we have very much
focussed on that and we have reduced the carbon
emissions; next door we have done very much more
bog standard, more insulation rather than looking
for solar panels and such like. We are in the process
now of monitoring which of those has lower
running costs, which has better carbon emissions.
The shocking fact when you look at the price of the
two is that the one where you have used modern
technology is three or four times the price in terms
of retrofit.

Q160 Mr Betts: You have talked about problems
with the national standard; there might be a
problem if we do not have one that actually we will
not get anything at all, but in terms of Decent
Homes, the basic standards for Decent Homes for
thermal eYciency is pretty low. Presumably your
organisations, in looking at your Decent Homes
works, have actually adopted higher standards than
the Decent Homes. Can you explain what you have
done in terms of standard thermal eYciency so far?
Obviously in terms of insulation the other thing
that Councillor McCann mentioned as being a big
problem is that of the eYciency of boilers and
people on low incomes. The boilers are over 20
years old, they work but if you put a new one in
you would cut people’s heating bills by half
overnight. Have you done any of that sort of work
so far?
Mr Doylend: Definitely. We have a minimum SAP
rating that we have across the stock. We use SAP
as a benchmark for bringing stock up to a
minimum SAP rating of 61. There is a programme
of works to bring it up to that level and we are
using experiments around ground source heat
pumps, looking at diVerent technologies but
ultimately you have to look at every property in
isolation to see what is the construction, is it an
area where it cannot have gas it has to be on electric
or oil heating, what is the standard of the property
generally? You have to pick up a package of repairs
and refurbishment that meets that property’s needs.
One size just does not fit all.

Q161 Andrew George: In terms of energy eYciency,
it is not just about climate change it is also about
the aVordability. Even if you cannot aVord to
undertake the kinds of improvements you are
talking about, even just getting something like
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smart meters which actually helps the tenant to try
to drive down their own costs, even if you cannot
do it for them surely that would help.
Mr Doylend: We also invest in education, that is
probably the right way of putting it. Some people
who are nominated in, it is their first home, they
have no experience of getting running costs down
and we invest quite a lot of money through the
Sustainable Communities Investments to educate
people on how they can best run their homes and
minimise the cost.

Q162 Chair: Can we get onto some questions about
the Tenants Services Authority which we have not
asked the others. How should the TSA regulate the
Decent Homes standards after 2010 and how
positive do you feel about the steps it has taken
already since its establishment?
Mr Orr: The truth of the matter here is that this is
one of the three areas where the TSA is subject to
the direction of government. It is actually quite
diYcult at this stage to know how in future a
regulator will respond to the direction of
government. We are in the middle of a debate with
the Tenants Services Authority at the moment
about crafting the standards framework. The
formal consultation on that does not begin until the
end of this week or the beginning of next week so
there is as yet no consultation document in the
public domain, although privately we have been
involved in a number of conversations with the
TSA about how that standards framework might
develop. I have to say that I am reasonably
encouraged by what seems to me to be a fairly
rational approach being taken by the TSA which
is about saying absolutely have a minimum
standard but there needs to be a real and clear
determination at a local level for landlords and
their tenants to be working together to develop
local standards.

Q163 Chair: Are the TSA consulting with
individual housing associations or with the overall
organisations?

Mr Orr: Their consultations which will be launched
at the end of this week or the beginning of next
week will be a wide consultation that will involve
all social housing providers as well as bodies like
the Federation.

Q164 Chair: Up until now?
Mr Orr: It has been a fairly wide pre-consultation
conversation.
Mr Moore: Hanover is one of 36 pilots which are
about the approach to regulation and our pilot is
about devolved decision making and how that
works in a regulatory environment. As David said,
it is early days at the moment; we are hoping that
the TSA will endorse relevant, proportionate,
focussed regulation but we are putting our
submissions in, showing our residents’ views and
monitoring the reactions to that so that is us
feeding into that process.

Q165 Chair: I understand that one of their
proposed national standards is quality of home;
what does it mean?
Mr Orr: I suspect it means the Decent Homes
standard, at least for the time being.
Mr Moore: I think the potential is for landlords
asking their tenants to say what is it they want and
what is it you are unhappy about and putting
measures in above a basic minimum standard to
address those criteria and actually the issue would
be then if a landlord had not asked their residents
that question, that is when the regulation would
come in. Rather than saying what it should be, it
should be: have you asked and are you responding
to what you have had fed back to you. That is
Hanover’s approach and others are adopting it.

Q166 Chair: Mr Doylend, is that your
understanding?
Mr Doylend: I totally agree, yes.
Chair: I think we will draw this session to an end.
Thank you very much indeed.
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Q167 Chair: Good morning. Can I start the
questioning oV? If you agree with whatever the first
witness has said, do not feel obliged to say it again;
that way we will obviously cover the greatest amount
of ground. Can I start oV by asking you how
successful you think the Decent Homes programme
has been overall and then, specifically, how
successful you think it has been in relation to the
private sector?
Mr Malone: We think that the Decent Homes
programme has been hugely successful in the social
rented sector predominantly around the fact that
there are targets focused on the priority and level of
funding. We have to say, however, that we feel it has
had limited impact in the private sector; there has
been no noticeable change in stock conditions
shown, by CLG statistics—there are still considered
to be around 1.23 million vulnerable people in
owner-occupied and private rented, which is about
39% of properties. We feel that there is a likelihood
of this figure increasing with deteriorating economic
conditions and the increasing levels of extreme
vulnerability (so issues around pensions, savings
equity values in homes, unemployment and
demographic implications), and we feel that the
primary reasons for the lack of impact include the
lack of dedicated funding—some examples are
around private sector renewal funding shift of £75
million—the lack of targets in a non-mandatory
regime, a lack of prioritisation driven by a lack of
targets, and consideration of the broader
implications around health and social care costs.

Q168 Chair: In expanding on that, can you address
whether you think it is down to specific diYculties of
the private sector that are to do with non-delivery?
Mr Oldman: I think there is a specific issue around
the private rented sector. Obviously, in terms of
standards, that is the most problematic sector, but
there have been particular diYculties (and I think it
was raised in relation to Supporting People) that
older, private tenants have had particular diYculty
in terms of accessing grants for repairs and
adaptations. I think we are hoping that the current
review of the private rented sector, through the Rugg
Review, will actually look at conditions within the
sector and their impact on older people.

Q169 Chair: Can you expand on the diYculty? Mr
Oldman, you alluded to the diYculties for older
private sector tenants in gaining access to grants.
Can you briefly explain why?

Mr Oldman: I think there has always been an issue
with regulated private tenants and the whole
diYculty about having improvements carried out,
and the fear of landlords trying to gain vacant
possession. That has always been a fear, particularly
for vulnerable, older people. So there has always
been that kind of barrier in terms of the legal
framework which has made it diYcult, but, also, in
terms of older people, because it is such a diverse
sector, the whole problem of identifying older people
and then actually making contact with the relevant
services.
Ms Adams: Just to add. We have looked at the data
in a great deal of detail from the introduction of the
Decent Homes standard in 1996, and it started out
with pretty large-scale investment, so social rented
housing was a very coherent programme of mass
investment, and a huge impetus and a very high
profile target as well. So it got oV to a very strong
start. Actually, even back in 1996, for the private
sector it did have a target, at that point, which was
originally given equal weight to the 2010 in the non-
decent social rented. At that stage, again, there was a
grant system that was relatively accessible to people,
and quite a lot of local support. Then we have seen
that, gradually, that has tailed oV. When you read
the various aspirational documents of the
Department, there is quite a lot of wishful thinking
that you can reduce any investment in private sector
housing and equity release and the private market
will step in and fill the gap, and I do not think we
have seen much evidence that that wishful thinking
has actually happened in reality, particularly
amongst the older old. So I think that is possibly one
of the reasons for the tailing oV.

Q170 Chair: I am sorry—particularly amongst
the—?
Ms Adams: Older old. The over-75s.

Q171 Anne Main: On the older old, I would be
grateful if you could qualify what you mean by
“older old” when we are talking about this. Should
any priority be given to improve the decency of old
people’s housing over and above other groups? I do
not know if you are going to split it down into “old”
and “older old” or just “older”. If you could be
specific.
Ms Adams: I think there is a case to be made for
prioritising action in older people’s homes.
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Q172 Anne Main: Can you give a category of old?
Ms Adams: Okay. Just looking straightforwardly at
the evidence, older people over retirement age in
private sector housing are more likely to be living in
non-decent homes, but then that really starts to
escalate when you hit over-75 and then over-85—
each of those deciles—which is all we have to go on,
in terms of social policy. There is a step change at
each level. I look at why should Decent Homes be
addressing the older old—the over-75s, the over-85s?
My strongest argument is that we have a health and
social care policy and a policy around ageing and
older people that says: “Enable independence for
longer; enable older people to live in their own
homes for longer, have preventative activities in the
home that reduce accidents, reduce falls and make
people healthier”, but we do not seem to have a
private sector housing driver that targets resources
at the people in the worst housing at that end. So the
argument, for me, that any social interventions are
on private sector housing, targeted at those who
have preventative health and social care needs or
reduced health and social care needs, to me, is a
strong enough argument. On top of that argument,
when you analyse people’s incomes and savings, and
who is in the worst housing, it is single older women
who see a big drop in income; for people over-75 and
over-85 you get a massive drop oV in their savings
and, of course, they are less able to actually do the
things in the house themselves.

Q173 Anne Main: Are you arguing, then, just doing
the various deciles that you have just described, and
even whether you are male or female, for
prioritisation within a priority category?
Ms Adams: I am arguing for prioritisation on basic
health and social care benefit, and I think there are
models where locally people are—local
authorities—

Q174 Anne Main: You can have a fantastically fit 82-
year old, like my father-in-law, and a more fragile 65-
year-old. How are you going to do it? You are not
going to do it just on age then?
Ms Adams: No, you can do it on health. I am saying
that when you look at where people live, on
statistical averages, then you can make statements
that they are more likely to be in poor housing over a
certain age group. If you refine that further and say:
“How would you implement that locally?” it seems
to me the good examples we have come across are
where there are good health and social care needs.

Q175 Anne Main: You have just argued against
yourself about prioritising for the older old and then
actually saying that you should be looking at it as a
package. I am trying to get from you, do you really
believe it should be prioritised on age (because you
specifically did say that) or actually, no, not age?
Ms Adams: If you want a very simplistic system
which has age cut-oVs, there are benefits to being
over that. If you want to have a subtler system that
is locally managed, then you would tag it to joint
health and social care assessment. I think I am giving
you two options: a very simplistic system which has

age levels, and age bars, and a more sophisticated
system which will tackle health inequalities and age
inequalities, which would have a more targeted,
local focus, where it is linked to health and social
care. There are models where people are doing that.

Q176 Chair: Just briefly, would you go along with
that, or do you think there ought to be a diVerent
strategy?
Mr Malone: I think I would agree with what Sue said
there, the emphasis not being a homogenous group.

Q177 Chair: The same with you, Mr Oldman?
Mr Oldman: Yes, I agree with that and, obviously,
the health and safety rating system is an assessment
looking at the individual context of the conditions.
Chair: Indeed, we are just coming to that, I think.

Q178 John Cummings: Why do you think it is that
local authorities are not using their statutory powers
to improve private housing? Do you have any
examples of local authorities which are working
eVectively in that area?
Mr Malone: I think there are a variety of reasons
why local authorities are not using their statutory
powers. Where it is not working well it is issues
around eVective targeting, as we have just discussed
there; it is issues around joined up working and the
pooling of funds between adult social care and
health and housing, and there seems to be, because
of the lack of a mandatory nature to the scheme, a
lack of emphasis around enforcement in that respect,
and, quite often, capacity within local authorities to
achieve those levels of enforcement.

Q179 John Cummings: Are you saying it is ineptitude
rather than any decision?
Mr Malone: No, I do not think I am, to be honest
with you; I think sometimes there are challenges
within the local authority in terms of structure and
the way local authorities are working, and the
priorities are diVerent within local areas. So I do not
think it is ineptitude; I think it is around the fact that
there are no national targets.

Q180 John Cummings: A lack of political will?
Mr Malone: I think there is a lack of focus on that
area, yes. Where it works well there is clarity and
uniformity of the issue and, as I say, health care and
housing are all actively involved in private sector
renewal. I think the funding that is available for a
variety of schemes, from small, emergency repairs,
works well and are not a burden in the process with
high administration costs; I think there is the ability
to bring in other schemes as well, such as Warm
Front, DFGs and what-have-you, to enable larger
repairs. Some good examples are the likes of
Rochdale. Over in Rochdale there is a home
improvement agency which is used to track decency
within homes. So in whatever role they go out to a
home, they will do a complete assessment of the
decency of the home; so whether it is a DFG
adaptation or whatever else it might, they will assess
the home. They have a joint partnership with the
social housing provider in that area as well, and so
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they take a cross-tenure responsibility for the
community as a whole, in terms of decency and
quality of life.

Q181 Chair: In Rochdale, do they have a lot of
private sector housing which is of poor quality?
Mr Malone: Yes.

Q182 Chair: They have. Including private rented?
Mr Malone: Yes, they have private rented as well,
and also it is quite a good case study area because
they have got quite a mixture of rural versus urban
as well.

Q183 John Cummings: Do you have a specific
template for identifying non-decent private homes
occupied by vulnerable people?
Mr Malone: I do not know whether my colleagues
can help out here, I think the HHSRS is the core
template for identifying—

Q184 John Cummings: Is it a national template or is
it one which you have devised yourselves?
Mr Malone: The overall HHSRS is a national
template.

Q185 Chair: I think the problem that we have had
from other witnesses is that HHSRS is a very low
standard, even lower than the Decent Homes
standard, but it has been said to us that many local
authorities are not using the undoubted power they
have under HHSRS to enforce standards. Do you
have examples of that? Any of you?
Ms Adams: Where they are not?

Q186 Chair: Yes.
Ms Adams: I would say most are not. There are not
many who are systematically going out there and
looking for homes that fail; where they are looking
for category one hazards, because it is only category
one hazards where the authority is supposed to do
something. The flaw in the system is that what they
are meant to do is not very clearly defined. They are
not legally obliged to remedy the situation. In
informing the householder that they have got a
category one hazard, in law, you can probably
legally argue, they have acted. Why are they not
doing it, is really very complicated. I see it is a
combination of political priority and political will,
local funding priorities and national funding
priorities, and there has been quite a strong steer
from Communities and Local Government that
authorities really should be moving towards the
equity release model and a very strong steer that the
priority for expenditure on housing is new-build
housing with very specific targets for the numbers of
new units. Since you have not got a target of equal
strength for addressing disrepair in the private sector
as you have with building new homes or addressing
disrepair in the social rented sector, it is almost
inevitable that those will take priority when finances
are squeezed.

Q187 Chair: Can I just take you up on this steer
about new build? Most councils will be delivering
most new build through agreements with developers,
not direct council funding. I do not see how that is
diverting their funding from dealing with Decent
Homes. It may be diverting their attention but I do
not see how it is diverting funding from Decent
Homes.
Ms Adams: We have looked at the distribution of
funding from the Regional Housing Pot, and there
has been a growing shift of Regional Housing Pot
money out of private sector renewal and into new-
build subsidy, because the money from the Regional
Housing Pot is sliced up and given out to developers
in the social rented sector as well. Last year we
actually saw a 25% slicing-oV of the notional budget
from CLG to the Regional Housing Pot to achieve
the Government’s higher targets on new build.

Q188 Sir Paul Beresford: So it is not the local
authority’s fault?
Ms Adams: It is not just the local authority’s fault; it
is a combination of factors. If you are told you have
to do something you will do the thing you absolutely
have to do rather than the thing that has been
indicated as a lower priority. So, for example, with
Local Area Agreements, you have a national
indicator around an improvement of the social
rented stock. There is no national indicator that can
be even selected from the Local Area Agreements
which would drive private sector housing stock
improvement. We sit there trying to weave it into
other categories, but there is not an NI related to
private rented improvement.

Q189 Chair: I think we are getting into the question
which was going to be asked next, which is about
what action needs to be taken at a national level to
ensure improvement on the non-decent private
housing? Maybe one of the others can suggest what
you think the key things are that can be done at a
national level to ensure more of an emphasis on non-
decent private housing.
Mr Malone: I can kick that oV, I think, and perhaps
pass over to my colleagues. I think there is absolutely
a requirement for targets in this area, in the same
way that they are set in social housing. I think that
the standards should be raised to enable the level of
decency to be appropriate. I think there should be,
as Sue said a moment ago, that linked in with the
national indicators so that the authorities are bound
to try and achieve certain targets within the local
area.
Mr Oldman: I think that much more investment
needs to go into services for older, private owners in
terms of home improvement agencies, in terms of
handy-person services, but, also, much greater co-
ordination of the range of diVerent services from
those that are dealing with things like minor repairs,
to fire safety, to home security. At the moment, I
think there is a kind of lack of co-ordination and
linkage between the diVerent services that are
available, but, also, I think, in terms of people who
actually use our handy-person service, for people I
have spoken to there is also an issue about the basis
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on which people engage with services. A lot of
people who use our services say they are unwilling to
engage with statutory services because they have a
concern about means testing and about financial
intrusion. So there is an issue about how you
actually engage with older people in the first place.

Q190 Chair: Can I ask a fundamental question? Do
you think that, going forward, the best way is to have
a very clear Decent Homes standard for the private
sector and then national targets, or do you think
there needs to be a bit more of a re-think about all the
other sources of funding that are going into related
matters, such as fuel poverty and fuel eYciency, and
building a kind of target that incorporates all of that
lot and encourages all the diVerent funding streams
to be brought together?
Mr Malone: I think that is an “and” rather than an
“or”. Yes, there should be national targets, but there
should be far more co-ordination and responsibility
for the shared funding pots as well.

Q191 Chair: What are the extra things that need to
be brought into the target that will then drive that?
Mr Oldman: I think one of the additional things that
needs to be looked at is how this is operating in
relation to initiatives like Lifetime Homes standards,
like the Code for Sustainable Homes, like Part M of
the Building Regulations—all these things that
relate to new build. There do not seem to be parallel
standards in relation to the Decent Homes initiative
and so I think there needs to be some kind of balance
between the existing stock and the excellent
initiatives that are seen around new build.

Q192 Alison Seabeck: Have you done any
assessment of exactly how much this would cost the
taxpayer, if we were to meet the sort of targets that,
ideally, you would like to see hit across the private
sector stock?
Mr Oldman: I know that both the Audit
Commission and Capgemini, in terms of looking at
the kind of services that have been supported under
Supporting People, have actually saved a lot of
money, so I think part of the argument is around
prevention; that by doing very basic, simple things
you can actually prevent people ending up in
hospital or needing help.

Q193 Alison Seabeck: So with interests over all
parties across Parliament in ensuring people will stay
for longer in their own homes, if that is what they
desire, there is no logic in keeping them in their own
homes if their own home is damp and cold (despite
the fact that it is, obviously, their home), and there
will ultimately be knock-on costs to health, I guess,
is what you are saying. However, there is that
evidence from the Audit Commission?
Mr Oldman: Yes, the issues around things like
people having falls and accidents because there is not
adequate lighting or because a piece of carpet has
not been nailed down—very basic, simple things.
There are clear savings from some of these actions.

Ms Adams: Can I come back on that? I think you can
come up with some amazingly scary figures. If you
said tomorrow: “How much would it cost to make
every home in the country decent?” then no one is
going to do that. The English House Condition
Survey data from the Department really has a lot of
very detailed data in there, and you could cost out a
phased programme of targeted interventions at
particular age groups for particular aspects of the
standard, if you really wanted to. What we have to
remember is we are currently spending about an
eighth of what we were spending back in 1983 on
private sector housing. In the same time we have
seen a complete revolution. So in terms of your
Committee brief and looking at the future Decent
Homes standard, I think you are right that there has
to be a more holistic look because you have to look
at a target for this in connection with other targets.
If there are no targets and it is a free-for-all for
everybody then this might stand or fall, but if other
areas are targeted and they are quite hard targets
that authorities have to meet, and this is not, then
anything that is not loses out. I think there is a
combination of what is the political view about what
we do for low-income homeowners, when we have
seen a total social revolution in 30 years away from
social rented housing and into low-income owner-
occupation; we have gone from half the people
renting to three-quarters of older people who are
homeowners now, and we have got more low income
people in home ownership than we have low-income
tenants. Yet any structure for supporting that has
not really caught up. So there is the big picture,
which I think any of us would be very happy to work
with any government on, of how do we then target
what resources there are, or you make a very
sweeping political decision and say: “We don’t do
anything for low-income homeowners”? Or we just
completely throw it out to localities. I think,
perhaps, a lot of us would argue, for coherency sake,
we would like to see national targets that are linked
to health and social care policy, and we would like to
see this whole area a high priority for Communities
and Local Government.

Q194 Anne Main: I think you have, at the end, just
about caught what I was going to ask you. You say
you want to see national targets for it. I was going to
ask the flip of that. You said you were looking to find
ways of weaving into the rules that you already have
ways of accessing funding or ways of doing this.
Would the opposite of national targets be greater
discretion and flexibility to use money how best it
will fit or to direct funding to how best it will fit?
Ms Adams: Then you would have to do it completely
across the board, because as long as you have got
any other mandatory functions and targets that
authorities absolutely have to do—

Q195 Anne Main: That is what I am saying. Since
you have already got a target for the 30% (I think
you just said yourself was the number of people now
as opposed to how it used to be—the greater
proportion are in the private sector), would you like
to have the targets scrapped, since the targets are
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only aimed at a small number of people, and be
allowed to just get on with it yourself? Politically, do
you say that would be a better way of going forward?
Ms Adams: I suppose I am concerned that local
authorities would not take on board health and
social care impacts; they might take the social care
because they pay for it, but would they take the
health impact is what I would like to know.

Q196 Anne Main: I do not know: I am asking your
views—and the rest of the panel. You suggested
everyone having a target. Of course, an opposite
could be true—nobody has a target. I would quite
like to hear the panel’s views on that.
Mr Malone: In terms of the funding element and
whether people would take responsibility for social
care and health, I think where it is evidenced (where
that works well in local authorities) it clearly does
work well, and where there is an integrated pooling
of that revenue and services are very much directed
towards the local community it works exceptionally
well. When those funding pots are silo-ed and
isolated is where the grey areas occur.

Q197 Anne Main: So are we getting rid of the silos or
creating more silos?
Mr Malone: With a national target?

Q198 Anne Main: Yes.
Mr Malone: I think the national target is around
providing the emphasis and focus for authorities to
work towards.

Q199 Chair: I think we still have not quite got to
what this national target would be. Would it be the
percentage of elderly people in non-decent private
homes—that is reducing that percentage? Is that
what it would be, say? Is that the sort of target you
would want?
Mr Malone: Vulnerable groups—probably broader
than just elderly.

Q200 Chair: Okay, but is that the sort of target you
would be thinking of—just that broad target?
Mr Malone: I think so.
Mr Oldman: Yes.
Ms Adams: The numbers could be locally
negotiated. If you take the picture, we have PSA
targets, do we not? We have big, global PSA targets
which give us a strong indication of government’s
intention and vision. So there has to be that political
steer and that political leadership. How that is then
interpreted and translated locally and how the
money is spent, as long as it contributes to that,
should be locally determined. So if you have a
national vision that is actually saying politically:
“We think there is some role for the state because of
either ideals—

Q201 Chair: That is not a target. Targets are much
more specific.

Ms Adams: Then you say that we want to see the
national government target, PSA target, (as it used
to be but it was dropped) that we will reduce the
number of vulnerable groups in private rented
housing to 70%.

Q202 Chair: You would like that target to be
reinstated, essentially, as a national target, because
otherwise you do not think the majority of councils
are going to give it much emphasis?
Ms Adams: No. From experience. It is what has
happened—based on what has actually happened.

Q203 Chair: Can we move on to this funding bit,
then, and let us try and be specific. I am not quite
clear whether you are suggesting that if you
reinstated the target for vulnerable people in non-
decent homes (that is reducing the numbers,
obviously) then the Disabled Facilities Grant could
go, and just be tipped into the pot, say.
Ms Adams: Are you saying we should just merge it?

Q204 Chair: I am asking; I am not saying. I am
trying to test what you are actually suggesting. If you
want local authorities to have freedom to do it, then
an obvious thing to do would be to say they could
just tip the DFG money into a generalised pot; some
of it might be used for Disabled Facilities Grant for
elderly people and some of it might not; it might just
be rolled into a Decent Homes programme.
Ms Adams: There is an element there of mixing up
two functions. The Disabled Facilities Grant is very
specific for adaptations, and that adaptation might
not contribute anything to that house achieving the
Decent Homes standard.
Mr Malone: I think what there is an argument for is
the co-ordination of services there, so that any
duplication or ineYciency is driven out of the
system. So, for example, if you are assessing a home
for an adaptation under DFG then that home
should be assessed for its decency and the wellbeing
of the individual.

Q205 Sir Paul Beresford: Local authorities complain
that there are too many targets, there are too many
people looking over their shoulder from central
government and too many pots. Could they be
reduced?
Ms Adams: They have been reduced massively.

Q206 Sir Paul Beresford: Could they be reduced
more, and still achieve some of the things we want?
Ms Adams: The local authorities can choose; they
have only got to choose 35 targets for national
indicators.

Q207 Sir Paul Beresford: That is a horrific figure.
Ms Adams: It was reduced to that from 180.

Q208 Sir Paul Beresford: I know, but 180 was
outrageous, and 35 is horrific. Could it be reduced
more?
Ms Adams: That 35 is everything, across the whole
area, so there might be no housing ones chosen at all.
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Q209 Sir Paul Beresford: What about the various
pots? The Chairman is asking if some of the pots
could be put together.
Ms Adams: They have, in eVect, because the
Disabled Facilities Grant was not going into the
Regional Housing Pot anyway, so the boundaries
have been taken oV the Disabled Facilities Grant—
with, actually, pretty dire consequences in some
places. If it was bad before, in some places it has got
even worse now because you keep taking away that
impetus. It is not always as simplistic as targets; the
Disabled Facilities Grant is an interesting example
where a local authority is obliged to match-fund,
and once that has been taken away we are seeing
authorities not putting anything into that pot at all
because they do not have to. So the expenditure goes
where it has to.

Q210 Sir Paul Beresford: Or they do not have the
money.
Ms Adams: So we are seeing DFG budgets reduced
by 60%, because the only thing that is going into the
pot is the national allocation. I suppose I get slightly
alarmed when I see any controls or any labels taken
oV at all.

Q211 Chair: I am feeling there is a huge tension
between what you are saying. On the one hand you
seem to be saying that local authorities should be
given flexibility. On the other hand—
Ms Adams: On how to deliver.

Q212 Chair: But when they are given flexibility you
are not very happy with the decisions they take.
Ms Adams: Because the flexibilities are limited.
Whilst they still have to do something—what I am
trying to explain is: if you have to do some things
you do the things that you absolutely have to do,
where the money is tight.

Q213 Chair: I understand that, but there is no reason
for a council to decide that DFG is such a low
priority that they reduce the funding on it.
Ms Adams: There is if there are other areas of
expenditure, such as child protection, where they
have to deliver.

Q214 Chair: If there was an electorate (?), it,
presumably, would be a bit displeased about the fact
that people die before they get DFG.
Ms Adams: It is not a very political high priority in
most places, compared to, say, child protection.
Nobody is going to be hauled over the coals and
sacked for non-delivery of a DFG, whereas they will
be in the headlines if there is a child protection case.

Q215 Chair: Okay. Can we just go backwards to the
issue about what is currently in the Decent Homes
standard and what might be in the Decent Homes
standard beyond 2010? Do you have any views
about what should be added to the Decent Homes
standard?
Mr Oldman: I found it quite interesting looking at a
previous Committee report in 2004 that was actually
looking at the missed opportunity to include

accessible housing within the definition, not so much
as a definition within Decent Homes but actually
saying that in any renovation that is carried out we
should ensure that materials—for example, doors,
windows and taps and fittings—comply with basic
accessibility standards. I am surprised that that has
not been incorporated or considered further.

Q216 Chair: So you would want that to be
incorporated?
Mr Oldman: It just seems to me that it is not
something that would be costly but it is the logical
thing of saying: “If we are going to renovate housing
we need to make sure it complies with accessibility
standards”, in the same way as we have with new
build and Lifetime Homes standards.
Chair: Anne, did you want to ask about the money
and where it is coming from?

Q217 Anne Main: Yes, I certainly do because, Ms
Adams, you actually referred to this, about the
amount of state expenditure on private sector stock
falling from, I have figures of, £1,040 million in
1983–84 to £266 million in 2006–07, and I am sure
that is the figure you were referring to, so, given that
you felt that was not satisfactory, what is your
understanding of the likely levels of future public
funding for the improvement of non-decent private
sector housing? What would you think was
reasonable?
Ms Adams: Well, that is two questions of the amount
which I think was reasonable versus what is likely to
be. I think what is likely to be is an incredible squeeze
on every area of public expenditure, as we know, but
the reality is that the country was not awash with
money in the late 1970s and early 1980s, but a
political decision was taken that that was a higher
area of priority for spending, so in future there is a
straightforward argument to be made by the
diVerent departments about what is the priority for
expenditure. What it probably means, if we drop all
monies for any work on private sector housing, is
there will be a knock-on eVect on an ageing
population which becomes increasingly ill.

Q218 Anne Main: So you can actually point out that
it is not just the funding, but it is the shift in priority
between things?
Ms Adams: It is a combination of the two things.

Q219 Anne Main: So you believe that, even if it is not
just more money, we are talking about redistribution
here really, are we not, so, if you put it into one pot,
you take it from another pot because none of us
believes there is masses of money sitting unused, so
are you saying then that the priority has got to be set
with a diVerent emphasis back to what it was or
similar to what it was?
Ms Adams: Well, we are not going to go back to what
it was, but I would certainly like to see a small
increase in the recovery from last year’s 25 per cent
reduction, just as a minimum.
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Q220 Chair: And, if it does not come from
Government, what alternative sources are there?
Mr Malone: I think you have a silver bullet that has
been used in past, which is the equity models for
that, although that marketplace has not been taken
up in its entirety and I think some of the groups that
we are talking about are probably the least likely to
access that model, so we have kind of lender
solutions diverging to the borrower’s resistance
towards that, so there is a policy gap there. I still
think that, although equity is a model, it requires
public support and investment.

Q221 Anne Main: If I can just come back to you on
the equity, in 1997 there were these SAM mortgages,
which you are probably aware of, shared
appreciation mortgages, where people did release
equity, exactly as you are describing, and it has had
a very poor press. Indeed, these SAMs victims are
going to the European Court because the equity has
disappeared in their homes, so is it because the
equity model is not right, the equity model release is
not right, rather than just that people do not want to
use it because there have been some horrific cases in
the late 1990s?
Mr Malone: Yes, and I think that is what we need to
avoid. Is the equity model right? I do not think it is
at the moment. I think that the reliance on private
sector involvement in the equity model
fundamentally flaws that approach. I think there is a
requirement for that initial investment through
public sources, and I think there are some cultural
and economic issues that are involved in the equity
model as well, and the complexity of the products, so
around the whole equity model and particularly for
the cohort of people we are talking about, there
needs to be that abundance of advice, guidance and
support to manage an individual through that
process because it is incredibly complex.

Q222 Chair: I was thinking of an equity release
model that involved the public sector eVectively, so
councils taking the property in return for funding the
improvements.

Witnesses: Mr Ron Campbell, Head of Policy and Information, National Energy Action; Professor Anne
Power, former Commissioner, Sustainable Development Commission; and Mr John Sharpe, Director,
Sustainable Housing Action Partnership, gave evidence.

Q226 Chair: Good morning. The same as before,
obviously do not feel obliged to repeat things if the
other witnesses have said it because we have got a
fair number of questions to try and get through. Can
I just start oV then with the opening one as to why
you think energy eYciency standards are so
important to the Decent Homes Programme?
Mr Sharpe: I think that Decent Homes so far has
created a very good framework on which to build
and we must not throw it away. I think we saw
yesterday, and you will see some of the case studies
in our report, that social landlords are already
seeking to enhance the Decent Homes Standard, so I
think that it provides an excellent framework. It also
shows, and again our report shows this, that it can

Mr Malone: That is one model in terms of an
appreciation-style model. There is a variety of
models, but again an individual authority probably
has not got the volume or the capacity to enable that
to happen on a large enough scale to support the gap
that there is, so it is about authorities combining
their resources in that respect to create volume. I
think what we have got at the moment is actually
that the target groups, which equity models were
directed at originally, are not being hit, and there is
some anecdotal evidence from people like West
Midlands Kickstart that the individuals that the
equity is being released to, although in a vulnerable
capacity, are not probably the most vulnerable and
are not the elderly.

Q223 Chair: Who are they then?
Mr Malone: They tend to be those at the lower
income end of a working age.

Q224 Chair: So it is still individuals who would not
be able to bring their houses up to standard?
Mr Malone: It is still appropriate individuals, but
what I was meaning is that it is missing those hard-
to-reach, vulnerable groups.

Q225 Chair: What about the private rented sector
though because that model presumably does not
work for that?
Mr Oldman: I think one of the things that the Rugg
Review is looking at is how more older people can be
supported and encouraged to move into the private
rented sector, and I suppose one of the things that we
are looking at is whether there could be a better
relationship between landlords and older tenants by
setting up perhaps specialist accommodation
registers which then give landlords advice on things
like grants and DFG. I think there are diVerent ways
of approaching it, but I suppose there is a debate
around how appropriate the private rented sector is
for older people at the moment, given that most
forms of tenure tend to be insecure.
Chair: Thank you very much indeed.

help be instrumental in meeting government climate
change targets, especially the low carbon transition
plan targets, the reductions by 2030 and 2050, and
then it actually mops up behind it things like health
and well-being and fuel poverty. Listening to the
previous witnesses, if that structure is then used, it
can then start pulling together things like
accessibility, so it can become an all-encompassing
standard. Our key members are ALMOs, RSLs and
stock-holding councils and the Government has
actually created successful structures, so you have
actually got in place structures which will work and
we should enhance those, and the standard could be
the structure and the framework within which all
that happens.
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Q227 Chair: Can you explain how that would also
work within the private sector with both owner-
occupiers and private landlords?
Mr Sharpe: The private sector is very diYcult to get
at. There are various things like landlord
accreditation and so on, and trying to share best
practice is what we try and do. One specific example,
and again we have got some examples in the report,
is where you can take a complete housing area which
has mixed ownership in it, and Family in
Summerfield, Birmingham have done this, Goole in
East Riding of Yorkshire have done it, and you then
use the social landlord to provide the structure, the
economies of scale, the specification for the work
and then you build into that soft loans and an ability
for the private sector, and we have actually got some
examples in here that actually work. The snag is, as
we found when we listened to Goole when they came
to our conference last month and when you talk to
Family in Birmingham, it is actually quite diYcult to
do. I think the aim has to be to try and make the
structures easier so that it is not wilful individuals
who are doing this stuV, but it becomes common
practice. I think that is one example and it is very
hard, but that is a very good example of the social
sector leading and creating housing areas that the
private sector can follow. It is not the total answer,
but it is a start and it is a real example that we oVer.

Q228 Chair: In those examples, what was the
proportion of housing in those areas that was under
the direct control of those housing associations?
Mr Sharpe: In Summerfield there were 400 houses. I
can get the figures, but I have not got them with me.
I could get those from Family in Birmingham1.

Q229 Chair: That would be extremely helpful.
Mr Sharpe: The other thing I should say is that
Urban Living are involved in that, who are a
Pathfinder who are due to be out of existence in two
years’ time, and they have been an excellent catalyst
as well, so those sorts of catalysts are quite helpful.
I can get those figures for you.

Q230 Sir Paul Beresford: Much the same was done
by many London councils in the 1980s, the housing
action areas, doing whole streets and so forth, so it
is not new and it worked then.
Mr Sharpe: Yes, and I think that there needs to be a
cohesive joined-up approach to this stuV, so that is
not the total answer, but it is one example that we
have got.
Mr Campbell: NEA takes the view that energy
eYciency is central to the Decent Homes Standard
because the thermal comfort element of the Decent
Homes Standard is the means by which the
Government proposed to address fuel poverty and
social housing. Consequently, I think it was argued
at the time or certainly the position was put fairly
forcefully that we did not think that the standard, as
proposed, would actually achieve that objective, but
we learned a little bit and we hoped to build on it,
and I think our hope is that this is one of the things

1 See BDH 56 for further information regarding Summerfield
Eco Village

that can emerge from this kind of session, the need
for an improved Decent Homes Standard. The
Government’s annual fuel poverty progress report
was published last week and, on the Government’s
data, there are 4.6 million fuel-poor households in
this country, so, far from progressing, we have
regressed to the situation as it was in around 1996.

Q231 Chair: Is that a regression largely because of
the increase in fuel prices rather than a deterioration
in the housing stock?
Mr Campbell: Yes, in fairness, it is almost entirely a
consequence of movements in energy prices, but
there has not been a corresponding level of remedial
intervention in the standard of the housing. There is
a very strong correlation between poor energy
eYciency standards and fuel poverty. The average
SAP reading in a property occupied by a fuel-poor
household is about 36 and the average across the
whole country is some 50.

Q232 Chair: Can you just remind us what the SAP
rating is that is part of the current Decent Homes
Standard?
Mr Campbell: It is a means of quantifying—

Q233 Chair: No, what the level is.
Professor Power: A SAP rating of 57 is the average
for social housing.

Q234 Chair: No, that is not what the question was.
What is the SAP level that is specified in the thermal
eYciency standard for Decent Homes?
Mr Campbell: There is none.
Mr Sharpe: I do not think there is one. Well, my
colleague thinks it is 35.
Mr Campbell: If I could explain that, SAP 35 is used
by DCLG as a proxy for a category one hazard
under the cold conditions. There is not actually a
SAP standard set. Unlike Scotland and Wales, there
is no requirement that any particular SAP be
achieved in the Decent Homes Standard.

Q235 Chair: So there is a SAP rating in the Decent
Homes Programme in Scotland and Northern
Ireland?
Mr Campbell: Both the Scottish housing quality
standard and the Welsh housing quality standard
feature aspirational SAPs at the very least.

Q236 Chair: So what SAP level would you like there
to be in a revamped and expanded Decent Homes
Standard in order to start to deliver the sorts of
benefits that Mr Sharpe was outlining?
Mr Campbell: The problem is the diVerence related
to tenure here. If we are talking about social housing,
then I think we can be more ambitious and more
rigorous in terms of the demand for heating and
insulation standards. The current debate centres on
the approximate SAP reading that would be needed
to fuel poverty-proof a property, and the technocrats
tell me that that is approximately SAP 81 now. Not
so many years ago the Government estimated that
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SAP 65 would achieve that objective of fuel poverty-
proofing a property. As with so many other fuel
poverty-related targets, movements in energy prices
have completely undermined that.

Q237 Chair: You said that that would be realistic in
social housing, but not the private sector. Is that
because the private sector is so far away from it that
it would be—
Mr Campbell: It is a combination of things. It is
because the social rented sector is of a rather higher
standard. I think it is also easier for probably
municipal landlords, or whatever the structure of the
landlord is in the social rented sector, to carry out the
kind of remedial works that would achieve that
objective. I think it is much, much more diYcult to
do that across the whole of the private sector
housing.
Professor Power: I would just like to add a little bit
about the benefits of adding energy eYciency to
social housing. The first is that you need ongoing
investment, and the £10,000 average from the
Decent Homes Programme was a fantastic start, but
it did leave out an awful lot, including major energy
eYciency measures, so, given that there will have to
be follow-through investment, it makes perfect sense
to add on energy eYciency, and for lots of the social
housing stock that would actually be relatively easy.
Although the SAP rating for social housing is much
higher than the average, it is much higher than the 35
that was mentioned as the fuel poor average, it is a
long way below 80 and it could reach 80 with an
ambitious target. Also, the urgency is greater
because of the huge concentration of low-income
households and benefit-dependent households in the
social rented sector. Finally, social housing can
actually lead the way both in area renewal with big
energy eYciency targets, but also in a kind of beacon
approach to raising the profile of energy eYciency.
For example, Radian Housing Association, in a
couple of weeks’ time, is holding a very big event
down in Hampshire to showcase what they are doing
in raising the energy eYciency of their social rented
stock on a group basis, and we have already had a
couple of other models, so I think the potential of
social landlords both to maximise the individual fuel
poverty value, the value of their actual stock and the
neighbourhood and wider social impacts is pretty
huge. I would also like to pick up on Paul Beresford’s
point about housing action areas. We do have a
model for area action, targeting mixed tenure fuel-
poor areas which will often include low-income
owner-occupiers and very, very poor-quality private
renting, and the social landlords there are probably
already something of a beacon and it is these other
sectors that are not doing so well, but that would
require the levering of significant capital
investments. You mentioned the diVerent
programmes, but I do not know whether the
programmes, as currently constructed, would
actually do that or whether it would be something
more like the community energy-saving approach.
Chair: Can we leave the funding bit to one side for
the minute.

Q238 John Cummings: Mr Sharpe, what has SHAP’s
research project actually shown about the feasibility
of incorporating improved energy eYciency
standards into future Decent Homes standards?
Mr Sharpe: What we did, and this is very relevant to
the last discussion, is we set a minimum 42 per cent
reduction from 1990 levels by 2016 which gave us a
SAP rating of 75 by 2016 and an energy performance
certificate of C. We then looked at an 80 per cent
reduction, which is the UK Low Carbon Transition
Plan Target for 2050, and we thought we could get to
that by 2025 which gives a SAP of 85, and that ties
in very well with the NEA’s evidence which was
looking for 81, so they are the figures. We then costed
out nine property archetypes and we come to figures,
and the £10,000 is interesting, of between £15,000
and £32,000 and that includes terraces, hard-to-
treat, semi-detached, high-rise and medium-rise and
they are all in the report which I think you have seen.
It is interesting that in actual fact we have divided it
up into three five-year work packages, so there are
some easy wins in the first work package, but also,
very importantly, taking account of work that has
already been done which is really important.
Otherwise, if we try and impose a standard on top of
Decent Homes, we are going to be duplicating work,
so it has got to be a very flexible standard to take
account of previous improvements, so that is what
the work has been based on, SAP 75 by 2016 and
SAP 85 by 2025, but flexible to property archetypes
and previous work that has been done, so that is the
structure of the report that we put together.

Q239 John Cummings: To Mr Campbell and
Professor Power, what specific measures do you wish
to see in the Decent Homes Standard, and do you
think it is realistic to think that such standards can
be achieved in the current funding climate?
Mr Campbell: I think that, from our point of view,
the crucial first stage is that an actual standard be
adopted because, as the thermal comfort element of
the Decent Homes Standard is currently constituted,
it is a measures-based approach, so it is either/or for
mean insulation measures and there is a prescription
about the minimum standard of the heating device.
We do not think that that represents a proper
standard. We think a proper standard should be
some kind of objective and definitive statement of
the quality that is required, in which case it should be
a SAP rating. There is an argument clearly about
how we go from the minimal and inadequate Decent
Homes Standard to the gold standard, SAP 81/SAP
85 level, and what stages we pass through in order to
get there. We would have been considerably happier
had the Decent Homes Standard in the first instance
simply constituted rigorous, conventional energy
eYciency measures, so that would have been
whatever insulation measures were technically
feasible and whole-house heating using the most
technically eYcient heating system. In the short
term, we would be happy to see these kinds of
measures. We understand that this is only a short-
term measure and that we will have to be much more
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ambitious and much more rigorous in the future in
terms of the kind of kit that goes into these
dwellings.
Professor Power: We have thought a lot about this
and it does seem that there are kind of two categories
of measure, so hard measures are the obvious ones,
but they should be at maximum levels. For example,
it was accepted in the last Decent Homes that
normal roofs were generally insulated, but they were
not insulated to a suYcient standard and they should
go to the maximum standard. Flat roofs often were
not insulated at all under the last programme
because it was so expensive, so, if the roofs were
okay, they were left alone, and I do know of several
cases where that has happened. On wall insulation,
there is a huge controversy over it and I personally
think that we should be pushing much, much harder
for external wall insulation. Where it has been done
to council housing, including houses, it has generally
had a massively beneficial eVect, not just on the
thermal warmth, but on the environmental aspect.
There is an estate in Liverpool, the Daneville Estate,
which was going to be demolished, it was in such a
poor condition, and the tenants fought to save it and
then the transfer housing association decided to go
for maximum energy eYciency and they clad all the
houses, and people are literally over the moon.

Q240 Chair: Were they solid walls?
Professor Power: They were concrete, not very well
built and terribly poorly insulated, so they were
not brick.

Q241 Chair: So no cavity wall then?
Professor Power: No. Where there is a cavity wall,
obviously it is pretty straightforward, but I think a
lot of homes, particularly if they are modern
concrete, but also if they are older terraced, you have
got a problem, so Peabody is wrestling with the fact
that it cannot externally clad its blocks and has very
small rooms inside. Frankly, I think we, the British,
are making too much of a fetish of that, whereas very
smart areas like Kensington have all their walls clad.

Q242 Chair: Too much of a fetish of not—
Professor Power: Of not covering external walls, and
I think personally that that is a mistake, but I know
that other people definitely disagree. On the under
floor issue, the vast, vast majority of people like
carpets and other kinds of floor coverings, even sort
of board-laid, so you do not actually have to dig up
the whole floor in order to do under-floor insulation,
so that is another thing which can be done much
more easily if there were a ready introduction of
under-carpet insulation instead of under-floor
insulation, and then finally porches made a very big
diVerence.

Q243 Mr Slaughter: Are you sure you are not
making a fetish of cladding everything to the
exclusion of build quality? We are coming on later to
looking at going beyond the building itself, which I
think the SDC has talked about, and looking at
neighbourhoods rather than just the building itself.
If you start by taking away the design features of a

building, and a lot of people use this as an example,
a lot of the build quality of the earlier social housing
is to far higher standards—
Professor Power: Sorry, but I personally would not
press that point.

Q244 Chair: Sorry, which point?
Professor Power: I would not press clustered
external cladding over historic buildings, no way,
but I would say that, because of the historic building
problem, we are actually applying that logic to many
properties that actually would be enhanced by
cladding. Perhaps I could oVer the German model,
which hits an 80 per cent energy saving on the
properties it deals with, which has a tea-cosy idea of
buildings, so you keep tea warm by putting on a tea
cosy, you keep it very warm by putting on a very
thick tea cosy and you keep it at a completely even
temperature by putting on a cladded tea cosy. There
are posters all over Germany of tea cosies on houses
which, I think, is a very, very good image.

Q245 Mr Slaughter: How expensive is that?
Professor Power: Well, external cladding in
Germany is half the price that it is here because they
do lots of it. They import our cladding materials to
clad their houses, so we know how to produce the
materials and we know how to put it up. The
councils that have clad tower blocks, and Paul
Beresford may actually know examples of that, I
think Wandsworth did it, they can do it and it is not
vastly expensive. It costs, but it is not vastly
expensive.

Q246 Mr Slaughter: My experience is that it is vastly
expensive. I am not saying that is a reason for not
doing it, but you may be right, there will be
economies of scale if it happens more frequently, but
I do not think it is quite as easy as that.
Professor Power: I am not suggesting it is easy, but it
is not as diYcult as it is cracked up to be. The
Liverpool Mutual Housing Association could
actually provide you with evidence of what they did
on the Daneville Estate which they funded, which
the tenants are delighted with and which they are
managing to save large amounts of energy on the
back of, so it has been done. I actually worked in the
Rhondda in the 1980s, cladding an estate there, and
it was easy to do in the 1980s, so, if it was easy to do
in the 1980s, it must be easy to do today. I think it
is a known technology and it is particularly easy for
social housing where you have got it in groups. I do
agree that it is diYcult for individual terraced
houses.

Q247 Chair: Perhaps we can just move on to the
funding aspect, and I would remind people that we
have obviously got your written evidence as well and
that will be drawn on in our report, so you do not
need to rehearse things necessarily which are in
there, but, as I understand it, the existing Homes
Allowance is £2 billion a year necessary to achieve
the carbon emission targets. How do you think we
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can actually raise these sorts of levels of funding,
given the likely squeeze on public expenditure in
the future?
Mr Sharpe: I think that certainly our members
welcome the basic tenets of the review (Housing
Finance) in June for giving more flexibility. We think
it is unrealistic to expect that all of this is going to be
grant-funded, but we do think that the grant funding
should underpin other means.

Q248 Chair: Are you talking about the grant funding
in the social sector?
Mr Sharpe: From Decent Homes.

Q249 Chair: In the social sector?
Mr Sharpe: Yes. That could also be transferred for
grants into the private sector. We have set out in here
financing through engagement with utilities, which is
already starting to happen of course with their
obligations under CERT, we have looked at ESCOs
and the energy service companies and the way in
which that can actually become profit-making, and
energy trading. One of the key things though is the
flexibility about securing benefit from rent, and that
is a topic that came up yesterday and it is a very
thorny topic about sharing the benefit with the
tenant. Then, there is the ability of taking the
increase in land value without having to sell the land
by putting it into some form of land trust. What we
then think would happen is that the grant funding
would underpin a succession which would almost be
matched funding probably by a variety of these, and
in the private sector that could then possibly be
equity release, so it becomes a sandwich which builds
itself up with the grant funding underpinning it.
However, we then think that the really important
thing is to have a standard, a key standard, which
will hit targets. The problem we have at the moment
is that most funding is predicated towards new
technologies and what our research shows, which
backs up exactly what Anne said, is to do the passive
house, do the fabric first, concentrate on the fabric,
concentrate on doing the easy bits first, and everyone
can understand that and that is easy and that also
has benefits to worklessness and so on, so, if we take
that and we then put the funding into those simple,
straightforward measures, it then becomes
applicable, so the grant funding works within that
and the standard that the people have to meet, we
think, should be linked to the Low Carbon
Transition Plan, so within that the standard then
becomes the driver to be funded in these sequential
ways.
Mr Campbell: There are two issues, I suppose, the
current levels of funding and the future required
levels of funding. There are actually considerable
amounts of money being invested in energy
eYciency at the moment. In the private sector, the
Warm Front Programme spent nearly £1 billion over
its three-year spending programme. I understand,
although I do not actually recognise the number,
that £2 billion will be spent on heating and insulation
improvements in the social sector. Also, we have the
carbon emissions reduction target which will invest
something like £3.2 billion over a three-year

programme, so there is a considerable amount of
money that is currently being invested in domestic
energy eYciency. Unfortunately, from both a carbon
reduction perspective and a fuel poverty perspective,
these levels of investment are not nearly enough, so
this is your £64 billion question: where is the money
coming from? If we are realistic, there is only one
source of funding and it is me and you and
everybody else really and it is whether we achieve
this funding in the most progressive manner or
whether we do as we currently practise, which is to
achieve it in a fairly regressive manner. Most of the
investment for energy eYciency currently comes
through domestic consumers’ bills. We, NEA, think
that that is not the most equitable means of raising
funding for energy eYciency and, unfortunately,
then the conclusion that we are left with is that the
necessary resources to promote government social
policy objectives should be raised through direct
taxation.
Sir Paul Beresford: Again, I am showing my age, but,
if we go back to the 1980s, a lot of local authorities
used their capital receipts for mortgages and second
mortgages, housing action areas, et cetera, and built
up a portfolio and then sold the portfolio to building
societies, banks and so forth so that the money was
recycled and came back to the public sector. Is there
an opening for that?

Q250 Chair: Professor Power, would you like to
answer that question?
Professor Power: I would love to answer that
question! There is a whole sort of web of factors that
would help answer that question and your question.
The first is that the net cost of all insulation measures
is negative over time. In other words, you gain more
than you spend over time, but, for example, for wall
insulation it is 17 to 20 years, so it is quite a long
time. If you are a social landlord, you have two
advantages. Obviously, if you are a council, you are
still restricted, in spite of the Government
attempting to even the playing field, but I think more
and more councils are finding ways of creating
arm’s-length structures that can actually borrow and
social landlords can borrow cheaply and over the
long term. I know that there are restrictions on
borrowing, but, given the asset and given the long-
term stability of social renting, generally it is still
considered a very good bet for investors, so one is its
net negative costs over time and, two, social
landlords can borrow. Two lenders, from my
understanding, having sat in several big meetings
with big investors on exactly this problem, are
willing to do it and there is the potential. Obviously,
they do need some kind of government backing for
the system, but the Government does eVectively
back the system through rent, which is the third
problem. Rents for non-local authorities are tied to
a rent convergence policy that is a huge handicap to
any non-local authority social landlord borrowing
to invest because they cannot put up their rents to
pay for that investment, so there would have to be
some complicated agreement whereby rents rise to
cover the additional cost of paying for the
investment in energy eYciency as a trade-oV for
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rents getting their energy through some kind of
ESCO structure with the social landlord, as a result
of which the tenants would pay net less rent than
their combined rent and fuel bill would have
otherwise been as energy prices rise, so there is a
package and actually the National Housing
Federation—I do not know if they are giving
evidence.

Q251 Chair: We have had evidence from them.
Professor Power: Well, they have given a lot of
thought to this, but there are private funders, the
Council for Mortgage Lenders and particularly
some of the investment banks, who are actually
looking at the viability of those schemes and looking
for ways of actually investing their money, so it needs
somebody very clever to break through. There is a
key point, that the Government has to take VAT oV
this kind of investment because at the moment it is
property repair and property upgrading is still liable
to VAT, and that obviously is a killer.

Q252 Mr Slaughter: Professor Power, the SDC said
that we need to look further than the building level
and we need to look to improvements to the local
environment and community-level infrastructure, ie,
going beyond Decent Homes at the moment, but
what do you mean exactly by that? How far should
that go? Are we talking about common parts, are we
talking about estates, are we talking about whole
neighbourhoods?
Professor Power: I think that is a really, really good
question. When the last Decent Homes Programme
was announced, I did have many meetings in
Government over exactly that issue because at the
beginning the Decent Homes Programme was very
narrowly tied to buildings only. I knew from my
work, particularly in Birmingham, but also with
many other urban authorities, that, if you did not
upgrade the environment at least to some minimal
standard alongside your upgrading of homes, then
you would lose a lot of the benefit of the upgrading
of the homes. If you want to think of it from an
energy saving point of view, then obviously tidying
up people’s garden fences does not make the house
use less energy, but what it does do is ensure that
properties are continually occupied. It means that
people’s demand to leave their area is reduced, it
means that young people’s behaviour is better and it
actually also helps to create local jobs which, in turn,
can generate an appetite for doing some of these
other jobs, so that is the general estate environment.
It has huge social benefits that are not very expensive
and eventually Decent Homes One did actually
allow a certain amount of spending. As far as
communal parts are concerned, there is lighting,
there are properly closing doors, there is draught-
exclusion, but there is the leaking of stairwells and
there is the damp within stairwells. There are lots
and lots of impacts of communal parts and you have
sort of got a fridge outside every house, so I am
certainly not suggesting that they should be heated,
but they should be secured in a way that actually
minimises climate impact on the actual flats, and you
could definitely make an energy gain that way too.

Then there are the growing things because it absorbs
carbon and because it has a very beneficial eVect on
air pollution and other environmental hazards, then
there is traYc-taming which has a very big eVect on
children’s play, social spaces, communal activities,
and then there are community buildings, the schools,
the halls, the churches and the shops. There are just
huge outpourings of wasted energy in a very poor
and expensive local shop that actually could have a
big transforming eVect on the community and make
the shop more viable because the shop itself became
more energy-eYcient, that sort of thing, so I think
there is a lot of potential.

Q253 Mr Slaughter: So we are talking about physical
improvements and we are not talking about policing
or other sort of revenue spending schemes or things
of that nature? Even if you are just talking about
physical improvements, then the more you expand
it, and yes, okay, I am with you when you are talking
about common parts and possibly even some estate
design and things of that nature, but, as soon as you
then start saying, “Right, we are going to do the
roads, the buildings and the shops”, then the money
becomes so diluted and diVuse.
Professor Power: Well, you do not need to use
Decent Homes money to do that.

Q254 Chair: But you would do if it were a Decent
Homes part. It is a slightly diVerent question, saying,
“Should all those things also be done?” from
“Should they be part of an expanded Decent Homes
Programme?”
Professor Power: I agree, that it is two diVerent
programmes, so my answer would be that the
Decent Homes Two should go to the curtilage of
properties and not just to the front door of
properties, so it should include the immediate
controlling areas of the social, but, if the Decent
Homes Programme, mark two, were driven for the
environmental benefit and the social benefit of the
areas, and, after all, social housing is incredibly
concentrated still, in spite of best eVorts to break it
up and disperse it, then the wider area benefits and
some of the budget streams that I am talking about
would be brought in. On the policing, one thing we
do know is that more street activity and more human
contact within neighbourhoods creates a lot of
informal policing, and we also know that more
upgrading activity creates an informal form of
policing, so there are actually indirect supervisory
benefits in having more activity on the ground, and
then you need to maintain it, so you have to have
caretakers, neighbourhood wardens and
neighbourhood management, which I have argued
very strongly for.

Q255 Mr Slaughter: Do you not think you are being
just too ambitious here in terms of the aims of
Decent Homes? You are moving from the necessary
capital improvements, whether they are for energy
eYciency, and trying to take over people’s lives, and
is there not too much regarding social housing,
whether it is individual units or estates, as something
that has to be treated? These are ordinary people and
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yes, of course, if it is a high crime area, you will have
more police, but why does it have to be some part of
a great government and nationally directed scheme?
Professor Power: Well, you did ask me about it. We
are the only country in Europe that does not have an
actual legal structure for the supervision of common
areas within neighbourhoods and it is partly because
we build houses and it is partly because we have a
high level of owner-occupation and a very low level
of private renting, it is for all sorts of historic
reasons, but we have more vandalism in this country
than any other European country, we have more
graYti, we have more youth disorder and we have a
whole range of social consequences.

Q256 Chair: I think we are going way beyond the
bounds of this inquiry. Can we just get back very
briefly to an expanded Decent Homes, not whether
these things are desirable, but whether they should
be within an expanded Decent Homes.
Mr Sharpe: Sandwell Homes and Accord Housing
have taken the trouble now to get ISO 14001, the
environmental management system, and they have
then actually gone on to get EMAS, which is the
European standard, a very high standard with lots of
continuous improvement. I think there is a lesson
there because that has provided a framework within
which they are putting their policy for decent homes,
but enhanced decent homes and a lot of other
continuous improvement. My thought is that the
Decent Homes Standard could become something
that looks like an ISO 14001, in other words, to
provide a framework and then you could latch other
things on to it where you wanted to because you

could almost take the modules and put them into it,
so you already have a model, and I know that
Wolverhampton Homes are the same, they are
heading oV towards 14001, so it demonstrates that
there is a wish to have a framework within which to
work and it would start to pick up lots of this stuV,
but you could then decide which bit. What you will
need to strengthen in that, and EMAS is very strong
on continuous improvement, but 14001 is not, so
what you would need to do is to ensure that the
continuous improvement element included the
standards that you wanted to have reached, so I
think the Decent Homes Standard could become
something that looked like an ISO 14001 standard
which would then give flexibility, but set some key
targets. Now, you could decide whether it is going to
go from curtilage and whether it is going to include
other areas because of course what Sandwell and
Accord do is bring all of their tenant groups into it
and they bring their green infrastructure into it, they
are doing that already, so that provides a nice
structure, and you could then almost pick and
choose which bits you put into that structure.

Q257 Chair: I think we must draw this to a close, but
very, very briefly, does that only apply to the social
sector, or could it conceivably be applied to the
private sector?
Mr Sharpe: The problem is the structure. The
problem is finding the structure for it to work with.
Landlords’ accreditation would be one way and
combining it with the social sector would be the
other, so I think they are two ways of doing it.
Chair: Thank you very much indeed.
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Q258 Chair: Can I welcome you to this evidence
session of the Select Committee? We are operating
courtesy of Stockport Council in their magnificent
Council Chamber. We have two witnesses from the
National Federation of ALMOs and one from East
Durham Homes. Please do not feel obliged to both
answer the same questions if you agree with each
other because we have a number of questions that
we want to get through. If I could start with the
first one, which is addressed to the National
Federation in the first instance, I would like to ask
you about the remaining non-decent homes
managed by ALMOs across the country and what
you believe are the barriers to those remaining non-
decent homes being brought up to the minimum
standard after 2010.
Ms Taylor: The first problem is the general
insecurity about the future of the Decent Homes
programme. Not only are a number of Round 6s
unclear about when or even if they will get their
funding once they achieve two stars, but also all of
the Rounds 3 to 5 ALMOs were in 2006 asked by
CLG to re-profile their Decent Homes programme
to go beyond 2010 and many of them have done
that, so there are a number of ALMOs who are also
concerned about what happens after the current
CSR period because their current funding only goes
up to 2011. That is the immediate issue in terms of
funding. Longer term there is the issue about
sustainment of Decent Homes funding post-2010
for those ALMOs and local authorities that have
achieved it and that is very much dependent upon
the outcome of the finance review and what
resources might be made available to enable that to
happen. Certainly the current major repairs
allowance will not achieve sustainment of Decent
Homes, even once backlogs have been met, and
some of the early round ALMOs are already in
danger of falling back out of decency again, having
achieved Decent Homes once already.

Q259 Chair: Can I follow up that last point you
made about some of the homes that are currently
decent falling out of decency? Is that a reflection of
the standard being too low or is it a reflection of
the work not having been done to a suYciently high
standard in the first place?
Ms Taylor: It is neither. It is a reflection of the fact
that the Decent Homes standard involves a certain
time period element so that year on year new homes
will fall out of decency if they are not previously
addressed through the major repairs programme.
The original aim of the Decent Homes programme

was to fund the backlog and then future properties
would not fall out of decency because the major
repairs allowance would achieve that. The
Government’s own review has proved conclusively
that the major repairs allowance would need to be
dramatically increased, by at least 43 per cent
overall but in individual circumstances probably by
a significant amount more, in order to sustain
Decent Homes longer term. What you also need to
bear in mind is that the very fact that properties
are being managed by ALMOs is because they are
managing the most intractable stock. If local
authorities had been able to manage decency within
their existing resources they probably would not
have gone down the ALMO route or the LSVT
route. It is a particular concentration of the most
diYcult stock and it is a time related element as
well.
Ms Inman: Obviously, a lot of houses that were
built post-war were often built to a much higher
standard than houses that were built in the sixties
and seventies and those houses are now reaching
non-decency because of how long it is since they
were built. If I may just state the obvious, Decent
Homes is not an end game; it is the beginning of
a process.

Q260 Chair: Mr Tanney, can you give us an insight
from your position at East Durham Homes into the
current state of your housing stock and how much
progress you think you are going to be able to make
after 2010?
Mr Tanney: At the moment we are running at just
under 90 per cent non-decency and that is largely
historical in terms of the fact that there has not
been the money to invest in this stock, plus there
has obviously been some poor quality stock in
there. What we are doing with the funds that we
have at the moment is that we are concentrating on
elemental replacement which is being done in
consultation with our customers so that we address
the worst elements, things like making sure that
rewires are done, that are urgently needed for
health and safety and they are done on a
programmed basis, and central heating is done on
a programmed basis so that you get better value for
money. In terms of moving forward, we are totally
reliant on Decent Homes funding to achieve the
Decent Homes standard. There is no way the local
authority funding regime, either currently or the
proposed regime that is out to consultation, could
fund Decent Homes standard without an
additional Decent Homes funding element.
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Q261 Chair: I think it is diYcult for us outside to
understand quite why your area has such a huge
proportion of non-decent homes still. Can you give
us a bit of an insight?
Mr Tanney: I think historically the council was
wedded to charging low rents, which meant that
there were not suYcient funds to invest in the stock.
The investment that has taken place has often been
spread very thinly or has been concentrated on
Peterlee New Town, which is part of our stock, a
sixties new town, some of it with none traditional flat
roofs, with lots of maintenance problems there, so
historically there has not been a lot of money to
invest and it has either been spread too thinly or has
had to be used to rectify problems within the Peterlee
stock. Where we are currently is that we have been
replacing individual elements, as I said, rewire
programmes, doors and windows programmes,
central heating programmes, so that we address the
worst elements for tenants instead of being able to
address a smaller number of properties doing the full
decency package. What we have been able to do is
address those worst elements in the first two years
and this year we have been able to begin to turn to
full decency packages and 42 per cent of this year’s
programme has kick-started our full Decent Homes
programme. Because we have now got two stars as
well we have received an initial allocation for the
remainder of this year of ALMO funding of £4.9
million and clearly that is going towards full Decent
Homes packages. We have consulted with our
tenants and we are doing the three worst areas first,
so we are investing in the Decent Homes packages as
of now with the new Decent Homes funding.

Q262 Chair: What proportion of your homes do you
think will be non-decent by the end of 2010?
Mr Tanney: Unfortunately, I am not able to answer
that because we have not agreed what funding we are
going to get from the Homes and Communities
Agency for 2010–11, so right at this stage I do not
know what funding I am going to have from 1 April
next year, even though we have got two stars.

Q263 Chair: The £4.9 million—how much of a
reduction in your non-decent homes will that
deliver?
Mr Tanney: The £4.9 million allows us to do 255
homes up to the full Decent Homes standard by 31
March next year. That will then bring us down to
around 84 per cent non-decency.

Q264 Alison Seabeck: We have heard a lot today
going round Stockport and have read in the evidence
that we have received that ALMOs generally are
seen as being able to oVer more above and beyond
the Decent Homes standard to provide community
benefit. Why do you think that is, given that there is
a fixed amount, five per cent eVectively, that you
can spend?
Ms Inman: There are several elements to that, one of
which is carrots and sticks; sticks do not work on
their own. We have standards linked to investment,
so in order to access the Decent Homes funding
ALMOs had to reach two stars, so already we are

committed to improvement. Often ALMOs, when
they started, were not even at zero stars. The point
was made earlier that these organisations were not
performing well in many cases, so there has been
rapid improvement, and obviously the better the
organisation the better the programme is going to
be. As well as that it is about the way that tenants
have been involved. Tenants have driven the
implementation of Decent Homes within
communities served by an ALMO.

Q265 Alison Seabeck: So therefore tenant
involvement is something which a new build scheme
would have much more diYculty in accessing
because you are bringing new people into an area
perhaps with less commitment or less history in that
area. Would you say that is important?
Ms Inman: First of all, there was a ballot of all
tenants and tenants voted positively for that option,
part of that being because tenants are on the boards
of ALMOs and tenants are setting the agenda.
Tenants have been saying what sort of a Decent
Homes implementation they want within their areas,
so they have been involved in choosing the
specifications and choosing contractors, and so
already that gives a real uplift to an area instead of
just being on the receiving end.
Ms Taylor: I think there are a number of factors that
have made the ALMO sector really work in that
regard. The focus, which has been very much on
getting the carrot of the funding, has been huge, not
only getting the money, but if you are a chief
executive of an ALMO which does not get its two
stars you are quite often out of a job.

Q266 Alison Seabeck: It focuses the mind!
Ms Taylor: It certainly does, and often the board as
well. The tenant engagement has been enormous. I
have worked in local authority housing for nearly 35
years and I have never seen such a tremendous
change in approach, and I do not think I can state
too much the tenant role in being able to identify
what is wanted and needed locally. ALMOs also
work specifically within the local community. They
work for one local authority, they are paid by that
local authority, they have got to deliver the
priorities, so they are very much focused. They know
the community, they are out there on the ground
working with them, and I think all of that has
helped. In addition, we are gaining from the best bits
of both the local authority and the housing
association sectors. We have that strong link with the
local authority but we also have the much more
businesslike and eVective board structures of the
housing associations which enable decisions to be
made much more quickly than in a more
bureaucratic organisation, so it is a range of diVerent
things which has led to the success of the movement.
Mr Tanney: Can I give you an example of that? At
the inspection in 2007 East Durham Homes got no
stars by the Audit Commission in relation to its
customer involvement. At the inspection in July we
got three stars in terms of customer involvement. It
is not just involvement in Decent Homes. We have
involved customers right from the beginning in
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establishing what our role and purpose are, what our
strategic objectives are as a company. They are
involved in all our service reviews. They monitor the
way our service is delivered and myself and the Chair
are called to account by our customer services panel,
the Housing Partnership. Every quarter we are
called to attend and have to be prepared to answer
questions on anything that is worrying our
customers. That real accountability is a very positive
thing both from our customers’ point of view but
also for ourselves because it keeps us on our toes and
makes sure we deliver what our customers want.

Q267 Alison Seabeck: So it is a key driver for
outcomes?
Mr Tanney: Yes.

Q268 Alison Seabeck: Can I move on to fuel poverty
and energy eYciency? I know, East Durham, that in
your evidence you talked about fuel poverty, stating
that “social housing providers should be encouraged
to look at alternative and supplementary fuel
sources” . How closely aligned do you think the
government targets and programmes are to
achieving some of those aims?
Mr Tanney: We are quite lucky. We have worked
very closely with the district council of Easington
and now Durham County Council to make sure that
we maximise our input in terms of cavity wall
insulation and additional loft and top-up insulation,
and our customers have said that this is a major
priority for them in terms of reducing their carbon
footprint. The number one priority for our
customers was to try and get double glazing into the
properties to assist with that, and we have been
running programmes, which I have already
mentioned, for central heating and improved energy
eYciency, so we have tried to tie in what existing
resources are available. From our point of view we
also need to make sure that we are not just looking
at existing resources but also what is the future. I
think that comes as part of Decent Homes 2; if there
is going to be a Decent Homes 2, rather than Decent
Homes 1, where we have to get the properties up to
the Decent Homes standard.

Q269 Alison Seabeck: You are talking about
alternative and supplementary fuel sources?
Mr Tanney: Yes.

Q270 Alison Seabeck: What do you have in mind,
given the nature of your properties in Easington?
What would work for you there?
Mr Tanney: I think we have to do a lot more work
around them. We are about to start a pilot on solar
panels with ten properties. That is a joint pilot with
the council but I would like to do some more work
around ground source heat pumps and air heat
pumps as well to see if they would work in our area.
I think though that that has to be very much phase
two. We have to address getting the properties
insulated and getting as many energy eYcient boilers
and systems in place as we can at this stage.

Q271 Alison Seabeck: Can I ask generally how the
ALMO sector is looking at a new Decent Homes
standard, what comes next and how that better links
into existing government programmes and
government targets, energy eYciency, for example?
Ms Inman: What we have had up to now with
Decent Homes is an internal specification, so it has
looked at where people are living, inside their homes.
I think mark two has got to move on to looking at
communities; it has got to be looking at communal
areas within flats; it has got to be looking at estates.
People are developing a pride in their homes.

Q272 Alison Seabeck: Community heating systems,
retro-fitting of community heating?
Ms Inman: One of our biggest problems is managing
tower blocks, for example, the communal areas, the
lifts, and all the rest of it. One of our members is
installing a wind turbine on the top of a block of
flats. If you have got flats, and there are so many
down sides with them, one of the positives is that
there is an awful lot of wind up there, so if we can
move on to looking at things like that within phase
two I think that will be really exciting.
Ms Taylor: I think you will find that most of the
early round ALMOs that are finished or close to
finishing are actively working on issues about
environmental improvements, but again we are
getting—

Q273 Chair: Can I just stop you? When you talk
about environmental improvements do you mean
improvements to the environment around the
buildings or do you mean energy eYciency?
Ms Taylor: I actually mean both, but in this
particular context, if we look at energy eYciency, we
do have quite a lot of ALMOs exploring new
techniques, things like ground source heat pumps
and the kinds of issues that Paul has already
mentioned. However, again, because of the
intractable nature of the stock a lot of these are quite
expensive to deliver, particularly on some of the non-
traditional build and the high rise dwellings, and so
there is an issue about investment capacity.

Q274 Alison Seabeck: I will move on to the TSA
which has had a fairly positive welcome in the
evidence we have received. Do you think there is
anything missing from the proposed national
regulatory framework, and, if so, what?
Ms Inman: It is a good start. It is setting basic
standards. I think the devil will be in the detail. We
are excited at the thought of local standards, and
obviously that fits well with the ALMO model where
tenants—

Q275 Alison Seabeck: Before you go on can you give
me some examples when you talk about the possible
benefits for local standards? What do you mean by
that, just so it is on the record? What do you see
happening?
Mr Tanney: From my point of view the TSA
standards are welcome in terms of forming a basic
minimum but something that is missing from an
ALMO that has got to two stars, and from reading
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them over the week and bearing in mind the
consultation document has just come out, is that
they do not appear to be overly aspirational and they
are therefore reliant on the establishment of local
standards. The best example is that most of us in the
ALMO world and housing associations themselves
have agreed with their own customers a slight
variation over and above the Decent Homes
standard. The Decent Homes standard itself is fairly
basic, so we, with our customers, have agreed a
slightly higher standard. I suppose that is the most
obvious example that relates to the main focus of
this inquiry. For ourselves that includes an extra row
of tiles and a focal point fire in the living room, which
would generally be an electric focal point fire, so
there the standard is slightly above the basic Decent
Homes standard that we ourselves have agreed.

Q276 Alison Seabeck: So when you do your rewiring
you hard-wire smoke alarms while you are doing it?
Mr Tanney: That is another good example.

Q277 John Cummings: Very briefly, Mr Tanney, can
you indicate to the Committee what the department
needs to in the short term in order for us to move
towards tackling the immense backlog of homes in
the area which do not reach decent standards?
Mr Tanney: From my point of view what it needs to
do is guarantee Decent Homes funding over the next
four to five years, not just for East Durham Homes
but for all those ALMOs that have not achieved
decent standards. Even with the new proposals for
self-financing of the housing revenue accounts we
will not be able to achieve decency in the modelling
work we have done without there being separate
Decent Homes grant funding. The thing the
department can do is try to get that funding secured.
The stop-start nature of the existing programme
means that I was not able to answer a simple
question about where would our decency level be
next year because I do not yet know what my
funding is. The impact that has in terms of local job
creation with our partners who are going to deliver
the programme is considerable, so we are not getting
the regeneration benefits in terms of job creation and
investment that we should be because my partners
are saying, “We cannot take apprentices on until we
know what we are going to get”. We in East Durham
Homes under our revised structure were going to
create a trainee surveyor’s post. We cannot do things
like that until we know we have got continuity of
funding, so it has a big impact in terms of jobs and
the added benefits that that brings, but also we need
continuity to deliver to people who are living in
homes and paying their rent.

Q278 John Cummings: On a more general note, can
you indicate to the Committee why ALMOs have
“outperformed RSLs and retained stock”
authorities?
Mr Tanney: I think we would all want to jump in
here, to be perfectly honest. It is partly carrot and
stick. Gwyneth pointed out that ALMO chief
executives do not have jobs if they do not get two
stars, but it is really about the whole nature of the

way we are developing our services. I indicated how
involved our customers are. What it means is that
when we are delivering services they are the types of
services that our customers want in the way that our
customers want them, and that is reflected when the
Audit Commission come in and see that we are
delivering eYcient, eVective services. We are also free
from the council, we are standing at a distance from
the council, so some of the changes I have been able
to implement quite quickly. Because we are stand
alone and I report to a board I have been able to do
some changes quite quickly to make improvements
happen. I will give you the easiest example. Our call
contact centre is open from eight in the morning till
eight at night plus from eight till 12 on a Saturday.
We have been able to invest in a customer relations
management system, we have scripting in the
contact centre so that the consistency is there, and
that was done just through local consultation with
the union within our organisation and then went to
the board. If I had had to take that through the
council it would have taken a lot longer to
implement.
Chair: I am anxious about the time and I would quite
like to move on to the funding questions. We can
come back to this one if we have the time.

Q279 Mr Turner: We have heard from East Durham
about the problems with the HRA and their specific
issues. I wonder if you could, from the National
Association, give us your view of how you think the
changes to the HRA might improve or make no
diVerence or make it worse for ALMOs and for
Decent Homes standards in general?
Ms Inman: From our research most of the ALMO
sector, were the HRA reforms to be brought in with
certain other tweaking, would become viable and
self-sustaining. Not everybody is going to be but the
vast majority of our authorities would be. Certainly
one of the things that we have been able to do is
consult a lot with our tenants on this and our tenants
want the reforms to the HRA. They find it very
diYcult to understand why they are paying rent and
then that rent is going somewhere else. They did
suggest that maybe that should happen with
mortgages as well, so maybe if you are paying a
mortgage some of it will go oV your house but the
rest of it will go oV Mr Cummings’s house. It is
unsustainable, it is daft. The system as proposed in
the review would work for most of the sector. There
are going to be problems. There is some stock out
there that is so much in need of massive investment
that there will still issues to be dealt with, but on the
whole we are exceedingly positive about it, are we
not?
Ms Taylor: We are. I would also make the point that
the proposals have directly come from the original
work we did jointly with the Chartered Institute of
Housing and HouseMark in 2005 which then led to
self-financing case studies and then persuaded CLG
what everybody else had been saying for ten years,
that the current subsidy system does not work. I
think you have to split it down into several key areas.
One is the backlog. That is what the Decent Homes
funding programme was aimed to address and still
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needs to do. There is still quite a considerable
backlog left to be achieved. That will need additional
resource. The aim of the Decent Homes programme
was that, having addressed that backlog, the subsidy
system would allow you to sustain Decent Homes. It
clearly currently does not; the Government’s own
research shows that, but we do believe that, provided
a number of factors are okay, such as the amount of
debt that is redistributed and that there are no
significant changes in terms of rent policy or interest
rates, for the vast majority, once the backlog has
been addressed, the self-financing system will allow
councils to have a sensible and locally appropriate
approach that will also enable them to sustain
Decent Homes. There will be a very small number of
authorities with significantly intractable stock that
may need some additional support but it will be
quite small and therefore much more manageable.
We are certainly very keen for the Government to go
ahead with the proposals as soon as possible so that
local authorities can finally have a stable financial
regime that is not only transparent to tenants but
will enable them to plan long term and have eYcient
programmes for the future. Currently, a system
where you have no idea each year what your income
is going to be simply does not allow that kind of
proper programming.

Q280 Chair: Mr Tanney?
Mr Tanney: Can I just confirm that the modelling we
have done in East Durham Homes with the county
of Durham is that if you put aside the Decent Homes
funding and separate that out so that you fund the
Decent Homes separately then, with the caveat
Gwyneth talked about in terms of the redistribution
of debts and the uplift in the MRA and also
reasonable estimates in terms of interest rates, our
model would be generally sustainable under the new
regime. Under the existing regime we are going to
have to look again fairly quickly even if Decent
Homes funding continues over the next five years.

Q281 Mr Turner: The Federation has been fairly
critical of the department about the stop-start nature
of the ALMO funding. I wonder if you could give us
some examples of the eVects of that, and also
whether or not you think the money has been well
spent broadly and whether we have had value for
money.
Ms Taylor: Generally, the stop-start makes it very
diYcult to achieve an eYcient, economical
programme. If I may give you specific examples, in
June 2006 local authorities were invited to apply for
Round 6. Given a deadline of July, that was basically
six weeks to put in bids. They were told they would
get approvals in September/October, which they
finally received in March 2008. Two of those
ALMOs still have not had their bids approved, so
they were held back 18 months. In January this year
the HCA announced that it wanted to bring forward
ALMO funding to the tune of £100 million. ALMOs
were invited to apply to bring forward funding and
a £100 million programme of brought-forward
funding was announced in March. In July CLG then
announced it was deferring £150 million worth of

Decent Homes funding. Three weeks later in August
it announced £87 million worth of funding for cavity
wall insulation. A large amount of that had actually
gone to local authorities with ALMOs but, while a
very welcome programme, one has to say it was not
a programme where commitments had been made to
tenants or where local authorities had been for years
working very hard with their tenants and their
ALMOs to get up to the Decent Homes programme.
Similarly, in 2006 all Round 3 to 5 ALMOs were
asked if they would re-profile their spend beyond
2010. Many of them agreed to do that in good faith.
Some of those programmes go on as long as 2015.
Those ALMOs are now very worried about the
future of that programme, bearing in mind what has
happened over the summer with the Round 6
funding. We feel as a sector extremely disappointed
in this because we have delivered on the ground
everything that CLG has asked us to do. We have
delivered our programmes on time, in many cases
ahead of time, and on budget, in many cases beneath
budget. Although we manage just over half of all
council housing and 25 per cent of local authority
council stock, we are actually delivering on the
ground 68 per cent of all local authority housing
eYciencies. We have delivered tenant empowerment,
we have delivered community cohesion, we have
delivered a whole range of beneficial impacts and
health impacts and the general wellbeing of tenants
on estates, and we feel deeply concerned that those
tenants, who have been promised these
improvements for years, are potentially in danger of
being let down.
Mr Tanney: I can give a couple of examples, very
briefly. We were meant to get over £9 million, once
we achieved two stars, for the remainder of this year.
That was the previous agreement. We have actually
got £4.9 million. I have had to withdraw our
published programme which had been agreed with
the tenants, based on what I had previously agreed
with the CLG, and I have had to write to every
tenant explaining what the current position is. I am
pleased we are getting funding but it is still only for
this year half of what was previously agreed. The
impact of that is shown in a couple of letters I have
had this week from tenants—one who still has not
got full central heating in his house and she is asking
when is it going to get done, and another who was
complaining that we have not done anything to her
property for over 26 years. Again, where does that
now fit within the programme? They are real
examples.

Q282 Mr Turner: The Tenant Support Agency is
going to have a regulatory job to do on housing.
Local authorities have clearly got the Audit
Commission and the various indicators, both
national and local, on that. How do you see those
two interacting and whether or not there is possible
conflict within them?
Ms Taylor: The devil is going to be in the detail, is it
not, and that clearly is something where everybody
is aware of the potential tensions there. For many
ALMOs they will still be subject to the Audit
Commission Decent Homes inspection regime.
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CLG has made it clear that as long as the Decent
Homes programme continues they will want to do
that, and, of course, ALMOs are not directly
regulated by the TSA because it is the landlord that
is regulated. We very much support the idea of cross-
domain regulation and having a single regulator. We
are a bit concerned that there is the potential for
falling between the gaps and tensions among the
group. It would be dramatically diYcult for us if, for
example, we had three bodies—the council, the
Audit Commission and the TSA, all telling ALMOs
to do diVerent things. If they are all telling ALMOs
to do the same things that is not a problem, but if
they all say diVerent things that is a real issue and
that is something we are going to need to work to.
Nevertheless, we are very committed to cross-
domain regulation. We would like to see the TSA
perhaps being a little stronger on aspiration and also
on support. One of the advantages as a sector that
we have had that perhaps other sectors have not had
is that we have had a funding regime which has not
been competitive; it has been purely based on

Witnesses: Mr Richard Jones, Secretary, and Mr Mark Butterworth, Director, Residential Landlords
Association, gave evidence.

Q283 Chair: Can I welcome you to this evidence
session of the Committee. Do not feel the need for
both of you to speak on every point unless there are
additional points you want to make.
Mr Butterworth: We speak with the same voice.

Q284 Chair: Excellent! Obviously a Stalinist method
of control! We are now talking about the private
sector and I think we have already felt from evidence
that we have got thus far that the Decent Homes
programme has worked much less eVectively within
the private sector than it has in the social sector. Can
you give your views on whether you think that
setting the target for vulnerable households in the
private sector has achieved anything at all?
Mr Jones: I think not. It has had little or no impact.
The target has been down-valued as time has gone
on in any event; it is no longer oYcially the same
quality of target, if I can term it that way, as it was
before. Our experience is that local authorities are
essentially operating on a reactive basis. They
receive a complaint or they receive an application for
a grant and they have to concentrate their eVorts on
that. HMO and selective licensing have also had a
massive impact in terms of resources.
Mr Butterworth: I would also like to point out that
the “vulnerable” tag has expanded quite widely and
covers all those in receipt of working family tax
credits, et cetera, which covers quite a big median
income scale, and we think the term has possibly, as
Richard has pointed out, become devalued because
it has become so wide. Also, previous witnesses have
alluded to the big transfer of low income families
from the social sector into the private rented sector
and they acknowledge within the report that there
has been a big transfer of people from this sector and
low income households are probably struggling to
fund their homes, having gone into owner
occupation.

achieving a certain level of performance. That has
enabled ALMOs to share experiences with each
other in a way that perhaps has not been possible for
the housing association sector, particularly when
they were being driven down a very development-
orientated, competitive, business-type route, and
also there are no real incentives for traditional local
authorities. We would like to see much more within
the TSA about incentives and support rather than
penalties and punishments for organisations that
might be struggling.
Mr Tanney: Again, if I can just give one quick
example of how we have benefited, we had an
improvement board and we benefited from having a
three-star ALMO just up the road and their chief
executive was on our improvement board. He
oVered challenge and suggestions and helped us to
get from where we were to where we are now, and
that was really useful because we were not in
competition with that ALMO.
Chair: Can I thank you very much indeed and we will
move on to the next witnesses.

Q285 Chair: Can I pick up the point that Mr Jones
made about HMO regulations and selective
licensing? Are you saying that that in itself has not
delivered more decent homes because the private
rented sector is possibly the worst sector for non-
decent homes?
Mr Jones: Our view of mandatory HMO licensing is
that it has brought into regulation, by and large
unnecessarily, whole swathes of student and young
professional type accommodation. It has ended up
as a self-feeding, self-serving bureaucracy and that
has distracted local authorities from the real task of
dealing with homes that are not fit.

Q286 Chair: Do you think that local authorities have
been using the money from the regional housing pot
at all in the private sector?
Mr Jones: That is a question we cannot really
answer. We do not necessarily have the experience of
how the funding pots are managed but we do not see
any evidence of that on the ground by and large.

Q287 Chair: Finally, how about monitoring the
target of Decent Homes in the private sector? Do
you have a comment on that?
Mr Butterworth: We were having a long discussion
about this before we came in because we appreciate
the diYculties involved with this. The private rented
sector is generally older stock but better located than
social housing. It has clearly suVered from a lack of
investment because a lot of money has gone into
social housing and the amount of grant monies that
went in in the 1980s when housing was subject to a
subsidy was about a billion pounds. If you inflation-
proof that to now and bear in mind that the
investment into property is one eighth of that and
none of that is going into the private rented sector,
there is this huge disparity in resources. When you
are looking at decent homes, if the property is
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staying in the rented sector the outcome is the same:
it is a better property, so ring-fencing the private
rented sector from any funds is rather counter-
productive. That makes life a little bit more
awkward and, as Richard has pointed out, there has
been a huge amount of input and time wasting that
has gone on with licensing. There are also the
diYculties with HHSRS, which is okay as an
academic exercise but one of the practical responses
in the private rented sector is that the councils are
under a duty to respond to Category 1 hazards and
that is what they are looking at, but they have got 29
categories to look at when they go in a property.

Q288 Chair: That is the point that we would like
to pursue, that and others.
Mr Jones: May I just come back, please, on one
point on the monitoring? I think it is very diYcult
in practice for local authorities to monitor the
impact of Decent Homes in relation to the private
rented sector or the private sector generally because
properties can move in and out, individuals can
move in and out, and certainly, talking to local
authority oYcials, they find it very hard to come
up with any meaningful way of monitoring that.
Mr Butterworth: The discussion we had earlier, for
it to result in some meaningful or tangible
improvement, was about perhaps a use of EPCs
before any work and again afterwards because it is
the only simple, cost eVective measure by which
you could gather some information on
improvements and it does not matter which sector
or who has done it: if there is an improvement it
is a result.

Q289 Alison Seabeck: You talk in your evidence
about the contrast between the Housing Act 2004
and the fact that you felt that was particularly
inflexible in what it was demanding of you, and
now the new Housing Health and Safety Rating
System which you think is too much risk based.
Clearly, neither system finds favour. What sort of
system would you like to see introduced in terms of
what needs to be done for private sector landlords?
Mr Jones: I hope we summarised it in our evidence.
The preference, talking to landlords generally, is
that they wish to be told by and large what to do
as long as they feel it is reasonable and cost eVective
and as long as there is a facility to go back and have
a meaningful discussion with the authority about
alternative ways because there is often more than
one way of achieving a result and the landlord
knows the property often better than the
enforcement oYcer. What we need to do, I think, is
to try and find somewhere in between and we have
suggested in our evidence a form of guidance. We
have worked very closely with LACORS in
producing the fire safety standard because until that
document was produced everyone was completely
at sea. The existing fire safety guidance for sleeping
accommodation was far more applicable to hotels
and larger buildings. That exercise means that for
a normal risk in a typical type of property there are
now some standards laid down that will eVectively
deem compliance not just with HHSRS but licence

conditions and the Fire Safety Order where that is
applicable. That has been a massively helpful piece
of work and what we are suggesting is taking that
forward. Another area where I personally worked
with Hull City Council in trying to produce some
guidance in terms of excess cold. That is quite a
diYcult exercise and that really needs to be taken
forward. Falls are another area where one can have
some straightforward guidance because landlords
do not understand the complexities of HHSRS. I
think often local authority enforcement oYcials are
still very nervous of this untried scheme but if you
can have some guidance that is reasonably flexible
that would help answer that particular problem.

Q290 Alison Seabeck: It is interesting you talked
about cold because there are some very clear
arguments around cold homes, but it is not clear
enough for your members to be able to carry
forward and make the necessary changes and
improvements to their properties.
Mr Butterworth: We would like to think that our
members are generally decent landlords and
compliant and will not need targeting. I would just
like to make the point that there are only 1,600
environmental health oYcers in the country. They
have a huge workload to carry out and we feel that
licensing has placed huge burdens on them and
taken them away from checking on the lower end
of the sector where they need to engage with the
poorer properties that do tenants a disservice, do
property in general a disservice and landlords in
particular by giving them a bad reputation. Our
proposal for this is accreditation whereby landlords
agree to aspire to a set of standards which they sign
up to, they become self-regulating and agree with
these. The quid pro quo for this would be that
landlords would be taken out of the licensing
network because they have shown that they do
know what they are doing; they have undertaken
some training and they are willing to provide decent
standards. This allows much more eVective
targeting of local authority resources to
everybody’s benefit and takes a lot of the burden
of unnecessary cost of administration oV the largely
compliant bulk of the market.

Q291 Alison Seabeck: When you talk about “the
largely compliant bulk of the market”, what sort of
percentage would you put on that within your
sector?
Mr Butterworth: I suppose the easiest way to
monitor that is that various things have been done
that indicate an over 90 per cent satisfaction ratio
from tenants with their property. It is very high and
therefore a lot of people are happy with their rented
accommodation, and particularly if they are in a
decent property or a more modern property I do
not think we need concern ourselves with checking
it for cold or for any of the Category 1, 2 or other
hazards under HHSRS. It is clearly the poorer
property stock that, although it may be well
located, needs to be monitored more carefully.
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Q292 Alison Seabeck: And those are the properties
that are often the coldest, the most damp, the less
thermally eYcient, and yet you have concerns about
some of the thermal eYciency standards. You think
they are too demanding. Any comment on that?
Mr Jones: I do not think we said they were too
demanding. I think we were looking at the issue of
flexibility.

Q293 Alison Seabeck: It is described as problematic
in cost terms as well.
Mr Jones: Cost is a significant factor, as always. It is
about resources, because if you have a smaller, older
property (which by definition is more diYcult to
treat) and you are receiving an average rent then the
capital cost involved in upgrading that property
means there is really no discernible benefit to the
landlord frequently because the benefit of cheaper
electricity bills will fall to the tenant, so it is going to
take a long time for the market to diVerentiate
between properties that have been treated and those
that have not, and therefore you have got
considerable capital cost relative to the return on the
property. That is the important thing.

Q294 Alison Seabeck: Have you done any work with
tenants’ organisations to look at whether or not
some sort of co-payment arrangement might be
something you could pursue, because, as you say, the
tenant is potentially a net beneficiary, but also you
avoid things like condensation and everything else
that goes with that.
Mr Butterworth: When these things have raised their
head with various other committees or in London,
tenants’ organisations do not want to contribute to
anything because they think that the tenant pays the
rent and that should cover just about everything
within that. The only fair principle to consider with
this is that it is the consumer who benefits and
therefore the consumer must pay, and that ignores
the tenure of the property, whether it be owner
occupied or whatever, and I appreciate the danger of
concentrating on the private rented sector which is
only one eighth of the market. That must be dealt
with in the same way as the owner occupied sector.
You do not want to tie up resources in small pockets
of property here and there when, if you are going to
cut carbon emissions, you need to have an impact on
the whole of the market, and therefore if you target
it via the consumer you are going to have a much
bigger impact and have some results much more
easily and cost eVectively.

Q295 Chair: So are you suggesting doing it through
the utilities?
Mr Butterworth: I think that is the only fair way. We
have picked up on this at length as well. It is back to
resources: how are resources best harnessed. There is
no point in isolating bits of property here and there
or using the private rented sector, which is only one
eighth of the property in the country, when your big
carbon reduction targets are going to come from
owner occupied. If you put private rented property
in with owner occupied and have improvements
available to the whole sector rather than just

concentrating all subsidies in the social sector, it is
really irrelevant to the end result. If you are looking
for results you are looking for carbon reductions and
it does not matter which sector it goes into providing
you get the carbon reductions at the end of the day.

Q296 Alison Seabeck: Would not a landlord though
benefit if there was some sort of system that could
flag up that his or her property was particularly
energy eYcient and therefore bills were really low
and that you had almost a rating system? Of course,
you should have an energy rating anyway, but is that
not a selling point and therefore you put more on
your rent for this?
Mr Butterworth: This strikes close to home because
I personally build property for sale as new as well
and I know from the market that people have no
interest whatsoever in paying for energy. It is
something they are very unwilling to do. If we look
at Germany, properties are discounted where they
are not adequately energy eYcient and this is
something that has happened over a period of 15
years. Since we stopped our investment in wind
farms there has been a lack of interest in energy
eYciency in this country. That has not been
replicated on the continent and they are getting big
dividends now in lower carbon emissions because
people have an interest and an input into the
eYciency of their homes.

Q297 Mr Turner: Just going back to the
accreditation scheme that you were talking about,
can you tell us what barriers you think there are to
setting that up?
Mr Butterworth: We have a scheme.
Mr Jones: Local authorities have had these various
accreditation schemes for some time. The problem is
filling in the gaps, and we are working to address this
at the moment; we are in the process of launching
our own accreditation scheme. Also, we are finding
increasingly that local authorities which have been
operating these schemes for some time are facing
insuYcient resource problems but, more
importantly, see themselves as conflicted in the sense
that they are the regulatory authority as well as the
authority that is trying to help the private rented
sector. I think many of them would feel more
comfortable if there was some distance between
themselves and the administration of these schemes,
albeit they would continue to play an important part
in helping facilitate the schemes. That is the first
point to make. The second point is that local
authorities at the moment are only able to oVer
limited concessions for membership of the schemes.
It may be taking what is otherwise trade refuse to the
local tip and being able to dump it without having to
pay charges or car parking, all very small-scale stuV,
useful but small scale. What we are suggesting is a
much more radical move whereby eVectively you
could move the compliant landlord, who would be
pre-vetted, out of the local authority control into an
accreditation scheme. Accreditation schemes in
themselves would need to be approved and
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accredited and we are working with ANUK1 who are
looking at this whole issue to get a basic standard of
accreditation schemes so as to ensure general
confidence in them. Particularly if accredited
landlords were to be taken out of things like HMO
and selective licensing this would be the way
forward, that would give a massive opportunity for
a move over to much more self-regulation.

Q298 Mr Turner: You said in your evidence that
enforcement activities are concentrated on
compliant landlords. Can you give us some evidence
of that? Can you not only give us some evidence but
also say why you think that should be?
Mr Butterworth: Inevitably, the softest targets are
those that are semi-compliant because they tick the
most boxes and are the people who show the most
results. Rented housing is governed by 80 Acts of
Parliament and many of these have become
redundant because the powers are not used and most
of the powers they have under the 2004 Housing Act
were already in existence so were just re-packaged.
There was a big political will for this but it has
provided very little benefit, so now you have got
large numbers of licences issued, which has become
an end in itself, and eVectively so far licensing is just
a fine on landlords who are pretty well compliant
anyway. It is making no inroads into the non-
compliant and the poorer properties, which is a
source of great angst to the decent landlords who
have signed up and paid the fees and a source of
great amusement to those who pay nothing and cock
a snoop as per normal. They are a very small
minority, I hasten to add, but they are more diYcult
to engage and that is where eVorts should be
concentrated.

Q299 Chair: Do you have hard and fast
documentary evidence that that is so? Can you
demonstrate in certain areas that there has been no
improvement as a result of licensing in the worst
HMOs?
Mr Jones: Yes, I can answer that, although it is a
developing field. It is very interesting that the
Government have so far not published the Building
Research Establishment’s research in this area even
though they have been pressed to do so. I am based
in Leeds and Leeds is the largest single local
authority licensing HMOs. It has some 2,700
licensed HMOs of which, interestingly, about 125 are
bed-sits. What has happened, and I can write to you
with the up to date statistics if you wish—

Q300 Chair: That would be very helpful.
Mr Jones:— is that prior to the introduction of
HMO licensing Leeds had and still has two well
established accreditation schemes. It has the Unipol
scheme for student accommodation and the Leeds
City Council’s accreditation scheme and they run in
tandem. As a result of a lot of contact between the
City Council and Unipol and landlords, and I think
there are about 400 accredited landlords, an awful
lot of them have signed up to an accreditation

1 ANUK is Accreditation Nationwide UK which is an
umbrella group for accreditation schemes.

scheme already and that was used as the vehicle to
engage with landlords to get them into the licensing
scheme, so they were already the people who were
showing their heads above the parapet. They were
on board, they were working with the local
authority, they were going to the forum meetings and
so on. This has emerged literally in the last week or
two. Leeds, because of co-operation from the
landlords, were far more advanced in getting their
licensing scheme up and running than, say, SheYeld,
which has still not issued an awful lot of its HMO
licences. Leeds has therefore now moved on to
compliance checking and has visited some 500 to 750
properties; I can find the exact number; it is
somewhere between those two figures. They
prioritised their inspection regime on a likely worst
case first basis and looked at the more diYcult
properties, the more diYcult landlords. They have
now done these compliance checks and by and large
have there been any problems shown? No. What we
have done therefore is that we have brought into
licensing probably 2,500 student properties in the
north west area of Leeds centred around Headingley
which were already members of accreditation
schemes and have now been found, on checking of
the worst properties, to be by and large compliant,
no problems, landlords are not complaining that
there have been any problems with these properties
which have been checked. How many properties are
licensed outside that north west student area? Very
few when I saw the last statistics, handfuls of
properties, and so it has been a massive exercise to
bring in landlords who are already in the loop, so to
speak, because they were in existing accreditation
schemes, and create this huge bureaucracy which has
cost about £1.25 million. One point I want to stress
also is that that money is not paid by landlords; it is
paid, as with all regulatory fees, by the consumer. It
is the tenant who bears it ultimately through rents or,
in the case of tenants who are in receipt of housing
benefit, the public purse. We have had this whole
scheme. It has not made a jot of diVerence. There
have been some problems over unnecessarily high
fire standards which were put in until LACORS
guidance sorted that out and that has annoyed
landlords because they have had to go over the top
and that has caused some diYculties. I think that
demonstrates what has gone wrong. There is an
awful lot of pressure in Leeds from the HMO lobby
to bring in additional licensing but if you talk to
local authority oYcers they will say, “This is
nonsense. We do not want to be wasting more time in
north west Leeds which is well policed with student
unions and parents and so on. We want to get out
and get stuck into the poorer conversions, which are
not licensable HMOs because they are self-
contained flats, in other areas outside this north west
area”. Interestingly, some work was done by one
particular environmental health oYcer just before
the 2004 Act came into force on a small area on a
street-by-street basis which did achieve some real
improvements in those converted flats, and those are
the areas that need concentrating on, not yet more
student and young professional type homes being
brought into the net.
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Q301 Mr Turner: In a similar vein, again in your
evidence you said that the Housing Health and
Safety Rating System “has not been enforced even-
handedly”. I wonder if you could give us a bit more
detail on that, and again say why you think that is
so?
Mr Jones: I think this is in relation to the owner
occupier sector.

Q302 Mr Turner: Yes.
Mr Jones: Can I give you another example of where
this has happened? I do quite a bit of work with Hull
City Council and, very sensibly, instead of going
down the selective licensing route, Hull landlords
persuaded Hull City Council to go into proactive
enforcement. This demonstrates that something can
be done without spending a fortune in licensing. You
pick a poor area. Two poor areas were agreed and
landlords are going in there and after training (they
have to undergo a training course) they self-inspect.
We had to do a lot of work to settle the standards,
and because this was done on an area basis—and it
comes back to Mark’s point about trying to get the
big hit, particularly in energy eYciency, through
improving the owner occupied sector—there was a
lot of concern expressed by landlords that HHSRS
was not being enforced equally in respect of the
owner occupied sector, and it was the policy

Witness: Professor Tony Crook, Professor of Housing Studies, University of SheYeld, gave evidence.

Q303 Chair: Can I welcome you, Professor Crook.
You have been sitting through the previous session, I
think, so you have heard quite a lot of the discussion
already about the private rented sector, but I would
like to start with asking you whether you think that
just to set a target for decent homes in the private
sector influences the behaviour of private sector
landlords or not.
Professor Crook: Chair, I will answer your question
indirectly if I may because I have not done any work
on that, as I made clear to your team. The key issue
is the question of incentives. The work that I and my
colleague, Peter Kemp at Oxford, did for CLG’s
predecessors was a series of studies looking at the
English House Condition survey. We interviewed all
the landlords who owned the samples, we looked at
their expenditure over a series of English House
Condition surveys and two things became clear. I
hope it will be a helpful answer. One is that we have
seen an enormous change in the structure of
ownership in the benign economic environment of
the last ten years. We have had a big entry of a lot of
very small-scale part-time landlords managing
property on their own, many without qualifications,
at least half the sector managed by those landlords,
the vast majority of these new landlords looking for
a return comprising capital gains and income
returns. That is point one. Point two is that when
you look at the repair standards you see something
quite remarkable. There has been a big increase in

basically not to enforce with owner occupiers in a
meaningful way. That was what I was referring to
when we prepared the evidence.
Mr Butterworth: There is also the diVerence between
the social sector and the private rented sector where
a local authority cannot issue notices to itself but it
can for everybody else, and also the social sector
does not get prosecuted for Category 2 hazards like
the private rented sector does. On the accreditation
point, we have tried very hard with accreditation and
many doors are beginning to open but one of the
biggest ones is an approved code of conduct which
we spent a lot of time and eVort on, but the
predecessor to the CLG could not get any political
will to accept a sensible code of conduct which has
been a major kick in the teeth for a very useful
scheme so far.
Chair: Thank you both very much indeed. Mr Jones,
it would be very helpful if afterwards you were able
to drop us a note with the specific details about the
Leeds numbers that you were talking about2
2 Number of licensed HMOs in Leeds, broken down by ward:
Armley Count 24, Beeston & Holbeck Count 30, Bramley and
Stanningley Count 3, Burmantofts & Richmond Hill Count
12, Chapel Allerton Count 29, City & Hunslet Count 34,
Crossgates and Whinmoor Count 6, Farnley & Wortley 3,
Garforth & Swillington Count 7, Gipton & Harehills Count 6,
Guiseley & Rawdon Count 1, Headingley Count, 1277,
Horsforth Count, 4, Hyde Park & Woodhouse Count 776,
Killingbeck & Seacroft Count 1, Kirkstall Count 245,
Moortown Count 10, Otley & Yeadon Count 1, Pudsey Count
1, Roundhay Count 25, Temple Newsam Count 7, Weetwood
Count 122, Wetherby Count 3, Grand Count 2627.

standards. It is largely due to the entry into the sector
of the buy-to-let landlords who have brought in
property, not newly built, although that is increasing
now, but from the owner occupied sector which has
better standards, built in the 20th century, and indeed
a substantial proportion now built in the 21st

century. However, if you look at the trends in
standards you will notice this, that the best are
getting better and the worst are at best standing still,
and then you look at the nature of ownership and
you find that the properties which are getting better
are owned by sideline landlords who largely
primarily are not investing for an investment motive.
They have bought the property because they want to
house their daughter who they anticipate will be
going to university or it is the retirement home of a
minister of the Church of Scotland where we have
done some work recently for the Scottish
Government. When you look at the properties which
are at best holding their own, they are owned by
landlords with an investment motive, and quite
rightly so. There is nothing wrong with owning a
property for an investment motive; let me make that
quite clear. As researchers do, we kind of scratched
our heads at this and thought, “What is going on
here?”. We looked at the nature of the investment
returns, we plotted a number of data points, and
what we noticed was that rents are not related to
conditions. Rents are about location, location,
location. We have done some work for The Rent
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Service which your advisers will find in a note I have
provided through one of your team. You can find no
relationship between market rents and physical
conditions. What you can find is a very clear
relationship between rents in the old controlled
sector and conditions where the rents were set by
valuers who took this into account. This is quite
logical because short-term tenants are looking for
location, closer to the tube in London, if you like,
but not absolutely next door. They are looking for
white goods and they are not taking a long-term view
of the condition of the dwelling. They are not, as it
were, looking at this property and saying, “Ah, look;
it has not got a good damp-proof course. In 20 years’
time this might be a problem”. They will be moving
on in six months, so at the bottom end of the sector
you have got the market not generating the higher
returns that the landlord could earn by investing. At
the same time you have got, as we heard from your
previous witnesses, tremendous diYculty for the
local authority in carrying out enforcement because
of the lack of resources, the fact that tenants on the
whole do not complain and the grant system has
largely disappeared over the years because local
authorities are no longer required to give a grant if
they undertake a certain kind of enforcement action.
You therefore have a combination of
circumstances—a change in the structure of
ownership, a market that does not generate the
returns that would help landlords at the bottom end
of the market invest for investment reasons, and at
the same time you have got a big shortage of housing
in certain parts of the market, particularly
aVordable housing, and it is possible for landlords to
make returns by neglecting the property. In fact, if
your adviser looks at the work we did for the CLG
you will find that returns are better at the bottom end
of the market than at the top. That is a long answer
to your question but I hope it is helpful context.

Q304 Chair: It is, and, just before I hand over to my
colleague Neil, can I explore slightly more what you
said about eVectively the binary nature of the
market, the retired Scotland minister? Are there lots
of them?
Professor Crook: It was an example.

Q305 Chair: The other sector you said was landlords
who basically buy the properties as investments. If a
property is extremely energy ineYcient is it still a
good investment? I suppose if it is next to a tube
station it could be, or are there three sectors, is what
I am asking? Is there a third sector which is ropey
properties where there is nevertheless a market and
where you can still get a return?
Professor Crook: There is probably a one per cent
maximum market right at the bottom of the market
in diYcult circumstances, often in northern towns
where landlords may be farming housing benefit, but
it is a very small part of the sector and I was not
referring to that in my binary division. We looked
and ran technically some regression analysis on a
database of 300,000 market rents for The Rent
Service and the only variables which come up are
location and size. Let me make a caveat to that. That

is for one and two bedroom accommodation. When
you look at three and four bedroom
accommodation, which is more suitable for larger
households, which might be groups of students but
it does include households with families, other
variables come into the equation and they include
crime rates and key stage two results. There is a hint
there that with the growth of families in the private
rented sector people are looking for neighbourhood
quality as revealed by school quality and crime rates,
but in the vast majority people are looking for
nearness to work. In fact, rents decrease the first 100
metres from a tube station then rise rapidly
afterwards, which is probably telling you something
about the nature of the immediate environment
around the tube station.

Q306 Mr Turner: You have probably answered all
the questions I was going to ask you so I will skip the
first one and go on to the second one. What kinds of
incentives do you think landlords would need in
order to invest? Would tax relief on improvement
work be an incentive that would work?
Professor Crook: What we have observed in the data
is that where conditions are good landlords continue
to invest, and I think there is a kind of stewardship
attitude that we are talking about here. In other
words, it is not wholly economic man or woman
making the decision, but landlords owning property
believe it should be maintained and will tend to
invest over and above that which is necessary. At the
top end of the market landlords who invest in that
way can probably achieve capital gains as well. I
think at the bottom end of the market, and when I
say “the bottom end of the market” I am talking
about the market where conditions are poor and
probably energy eYciency is low, the German system
is interesting. Your previous witnesses referred to
that, I thought quite helpfully, because there is a
system of regulation in Germany which leads to
that result.

Q307 Chair: Can you just explain that a bit more
clearly and then come back to your line of argument?
Professor Crook: Rents in Germany have been
regulated for a very long time and so energy
eYciency will be reflected in that. CLG are about to
commission some work on that, I understand, on
international comparisons.

Q308 Chair: Sorry; I deviated you.
Professor Crook: Mr Turner, you asked me what
incentives landlords respond to.

Q309 Mr Turner: Yes, whether or not tax relief
would be an incentive to carry out work.
Professor Crook: If we are talking about conditions
at “the bottom end”, probably in areas of houses in
multiple occupation, probably areas where the
tenants may be vulnerable, what incentives do
landlords need? Probably good enforcement action
with the availability of grant. It is interesting, if you
look back in the past, that where local authorities
have had success, and this is an enormously diYcult
area, as your previous witnesses have intimated, is
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where they have taken enforcement action and they
have had the grant support to follow that up things
have happened. However, there is every disincentive
for landlords to invest in the sense that if they invest
the rents probably will not go up dramatically, and
in the kinds of areas we are probably all referring to
that you will be aware of in your constituencies,
capital gains may not increase significantly, so if you
like there is every incentive just to continue to take
the income because the tenants will continue to pay,
yet the social argument for investing must be high,
both in terms of the health and safety of the tenants
and in terms of the wider neighbourhood impact. I
think the change in the financial regime has probably
made it more diYcult for local authorities to do this
because they cannot. You referred earlier, Chair, to
the regional housing pot and I do not have the data
on that, but, of course, there are competing claims
that local authorities have.

Q310 Mr Turner: There has been a big call for, for
instance, noVATonhouse improvements, et cetera. I
take it from what you are saying that you think that
wouldbe ablunt instrument and thata targetedgrant
system would be more eVective in raising standards.
ProfessorCrook:Correct. I amnot saying thatwould
not be unhelpful.

Q311 Mr Turner: But if you have got a pot of money
then it would be better to have a grant system?
Professor Crook: Yes, allied, if I may say, Mr Turner,
with the fact that there isa strongcase forarguing that
many of these circumstances continue to prevail
because of the shortage of aVordable housing. Many
of the low incomevulnerable peoplemaybebetter oV
in the social sector. I am not principally saying
registered social landlords but private landlords who
operate underHCAgrantwhoare looking for longer
term circumstances. Many landlords in those
circumstances perform a valuable function as sort of
quasi-social workers by providing the diYcult
accommodation which is lowish cost for them.

Q312 Mr Turner: That is interesting and it brings us
on to the next question. Do you think that increased
competition within the lower end of the sector would
also improve standards?
Professor Crook: As an economist, in principle I
ought to say yes to that, ought I not? I forget which
minister itwas, inoneof themanyattempts to try and
increase City of London investment in the sector via
housing investment trusts, real estate investment
trusts, who talked about getting in ‘the good money
to drive out the bad’, and in a sense that ought to be
right, and that could include competition from the
social sector as well, which often gives quality
accommodation on reasonably secure terms, not
indefinite security, providing for people who at the
moment have nowhere else to go and find it very
diYcult. There are big regional contrasts here. The
situation in London will be very diVerent from the
situation in SheYeld where I work and in the small
Derbyshire village where I live, and that would have
tobetakenintoaccount.However, theattempts toget
large-scale capital into the private rented sector have

not worked so far. The jury is still out with the recent
initiative from the Homes and Communities Agency,
as you, of course, as Members of Parliament, will be
aware.

Q313 John Cummings: Is lack of knowledge or
standards or stock condition by landlords a
persuasive reason for low standards?
Professor Crook: I am not sure about “persuasive
reason”. However, the evidence is quite compelling,
not just the evidence that Professor Kemp and I have
but in other surveys too. We have, by the way, just
completed the parallel to the Rugg Review for the
Scottish Government. In terms of landlords who
have been recently attracted into the sector, the vast
majority of the stock is owned by new landlords. I
emphasise my last point—the vast majority of the
stock isownedbynew landlords,manyofwhomhave
come into the sector attracted by the possibility of
short-term capital gains and that has been very clear
in the last few years. Many of them approach
property saying, “It is like owning your own house. I
know how to do this”, but are not aware of their
responsibilities as landlords and have found it
diYcult, though there are exceptions, to find good
managing agents, and many of them either do not
have an awareness of their rights or of their tenants’
obligations and find it very diYcult to find out about
standards. The Scottish registration system, if I may
say so, in answering a question which you have not
askedme,hasnotaddressedthatproblemadequately.
I appreciate that that is a matter for a devolved
administration, of course, not for yourselves.

Q314 Chair: What is the Scottish registration
system, briefly?
Professor Crook: Briefly, yes. With limited
exceptions, all landlords are required to register
themselvesandtheirproperty.Theyhave topassa“fit
and proper person” test which is basically not having
a criminal conviction, and they pay to be registered.
All the evidence suggests that the register is not
complete. You might expect this, as there are some
landlords who perhaps would not bother to register.
Landlords say this is an increased burden on them
and they only wish the local authorities—and we
found this very interesting in our evidence—were
chasing the bad landlords “because they are tarring
thebrush of all of us”, and felt that—and this is inour
report to the Scottish Government and your advisers
can find it on the Scottish Government website—this
was a proposition that might have been used much
better.

Q315 Alison Seabeck: I am going to link that to
regulation of managing agents and what is being
looked at here because that links into some of the
proposals we have just been talking about. Do you
feel there isa role for regulationofmanagingagents in
England?
Professor Crook: Yes, in principle, because there
needs tobeagoodredress system. I say thatbecause it
is the one area of consumer protection which is
missing and it seems to me ought to be completed.
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Q316 Alison Seabeck: Do you think there is scope
within that for enabling that form of regulation to
help drive Decent Homes standards improvements
as well?
Professor Crook: You have talked about the
managingagents. Idonotknowwhether thequestion
is more general.

Q317 Alison Seabeck: This is slightly more general,
whether or not we could use a system of regulation to
drive and indicate standards.
Professor Crook: I am happy to answer the more
general question; forgiveme for seeking clarification.
My view is one of advice rather than particularly
answering the question. I am not trying to evade it. I
think we need to be clear why we want this. Is it in
order to collect a database so we can follow up? If so,
how can we be sure that everybody will register? The
Scottish evidence is quite clear here, and I am not
blaming anybody in Scotland for this, by the way; a
vast amount of IT work has been done on this. Is it
about saying that inorder tobe registeredyouhave to
pass a fit and proper test, in which case one would
probably want to go beyond the mere compliance
with not having a criminal conviction, apart from,
obviously, penalty points on traYc oVences. One
might want to look at whether people have been
convicted in terms of housing management. Is it
about getting a better information flow? Is it about
weeding out the “bad landlords” and their
conditions, and, if it is, how would it work? I have
constantly asked myself the question because HMO
licensing has not—I heard the exception to that from
your lastwitness; it isvery interestingtohear that. Ido
not know the evidence on that.

Q318 Alison Seabeck: It is just that we have not been
able to see it yet, if it iswith theBREstill, the evidence
you were talking about on HMOs is still with the
BRE, I think.
Professor Crook: But if the landlords owning the
worst properties have reasons for not registering the
question is, howdoyoudo that?Local authorities are
quite capable—I suspect there are some in the public
gallery—of using IT systems, subject to the Data
Protection Act, to work out where these are. The
fundamental problem is a lack of resources. Your
previous witnesses, and I read it last night on your
website, said that there are 1,600 environmental
health oYcers; it is a compellingly low figure. The
work I did, which was published in a journal called
Policy and Politics, which your advisers can look at,
looking at the experience of environmental health
oYcers in trying to enforce standards in houses in
multiple occupation showed that it is fundamentally
diYcult, first, tofind them,and, secondly, tenantswill
not necessarily welcome them coming in and
enforcingbecause theywill be concerned, ifnotabout
retaliatory action, that their rents might go up as a
consequence. Inotherwords,wehave adomain there
where the tenants are actively seeking low standards.
There are some interesting issues about A8 migrants

here and it provides a potential moral, if not legal,
conflict of interest for local authorities which I have
discussed with some chief executives. A8 migrants
have come here not intending to stay. You will know
about this. They are quite happy to live in quite
appalling accommodation because they can
repatriate their income to for example, Romania. I
chair a think tank in south east Europe and I am
aware of this conflict for the local authority. These
conditions are in conflict with our standards and yet
the tenants do not welcome the visit of the
environmental health oYcer, so you have very
diYcult circumstances there. In terms of the
proposals that are coming out day and night on
registration, they have to be absolutely clearwhat the
purpose isandhowwearedesigningthemandhowwe
are going to use them, but I am not absolutely sure
that we are clear on that, “we” being a multitude of
people.

Q319 Chair: Can I press you on that? One could see
that there would be several purposes. One might be
improving fire safety. One of the reasons why the
HMOregistration, as I understand it, was targeted at
three storeyandabove is that that iswheremostof the
fire deaths occur.
Professor Crook: And that was why it was made
mandatory.

Q320Chair: Indeed,yes, soyouwouldhavefire safety
whereyoucouldargue that the fact thatpeopledonot
mind living inapropertywhere theymightbeburnt to
a crisp is not something one would go along with.
Professor Crook: No, and you might say there is a
clear public interest in that.

Q321 Chair: Indeed. The other one could be to do
with a commitment to reduce greenhouse gas
emissions, the need therefore to improve the housing
stock. If those were the two—fire safety and energy
eYciency, then as regards the private sector would
there be any point in including the notion of whether
the tenant was vulnerable or not, or should it simply
relate to the property?
Professor Crook: Economists have a word,
“externalities”, which gets trotted out from time to
time. In other words, there is a wider impact on other
people. Yes, in other words, there is a reason for
requiring those to be registered and licensed because
there is a spin-oV impacton the rest of society. It is not
just health and danger to the inhabitants; it is health
and danger to other people. If in principle you had a
register which dealt with that and you had well
resourced enforcement systems and you had grant
action then it might work, because I do not think the
tenants will necessarily pay more in the knowledge
that their electricity bills are going to be lower.

Q322 Chair: Okay. That is probably quite a useful
positivepointatwhich tostop.Thankyouverymuch,
Professor Crook.
Professor Crook: Not at all.
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Q323 Chair: Can I start questioning and remind you
that as there are three of you, please do not feel
obliged for each of you to answer every question,
only if there is something additional to add. Can I
start by asking you of your assessment of the size of
the backlog of Decent Homes work in the social
sector after 2010?
Mr Hand: In terms of the assessment of size, I think
it is variable. In our experience and opinion, we
would have thought that something like 20 to 30 per
cent of the Decent Homes standard will not be
fulfilled.

Q324 Chair: Is that based on inclusion of homes
which may have been decent five years ago and have
fallen out of it as they get older?
Mr Sparrow: I would concur with that. Our view,
based on all of our information, is that it would be
of the order of 20 or 25 per cent, and that is a
combination of where tenants have refused work
that has been oVered to them, a combination of
authorities and organisations that have a plan to
meet decency and have the funding in place to meet
decency, but it is purely a timing issue for them to
deliver the programme; and the final part of it is
organisations that simply have not had the funding
or plan in place and therefore have not met decency
up until now.
Mr Nicol: Can I confirm what James said there. We
are talking about between 20 and 25 per cent of the
social housing stock still being non-decent in 2010,
and that is extrapolating information from the
English Housing Survey, which is the Government’s
standard for monitoring Decent Homes. The
problem has been that it started out making rapid
progress but that progress has slowed up for a few
reasons. One is because the easy, quick wins were
done first, leaving us with the hard-to-make-decent
stock, but also, as the Decent Homes work has
progressed, other homes have fallen into non-
decency, and these have largely not been quantified
by a lot of local authorities and social landlords; they
have assumed that the work they are doing is fixing
the stock whereas in fact there is stuV coming in at
the other end, if you like. It is why we have slowed
down and why we could be somewhere between 20
and 25 per cent of the stock. Again, that will be the
expensive work still left.

Q325 Chair: The next series of questions will explore
whether beyond 2010 we should be bringing other
things into the Decent Homes Programme,
notwithstanding the fact that there are 20 to 25 per

cent that do not even meet the current standard. Do
you think a future standard should include a
standard for the estates or the environment of the
neighbourhood, as well as the homes themselves?
Mr Hand: I believe that it should. However, I think
that will be quite diYcult to quantify. As expressed
in my written evidence, there is a vast diVerence
between a London borough, for example, and a shire
district, so the estate requirements in both are vastly
diVerent. Whilst laudable, there may be better
methods of introducing progress in estates and
environmental areas such as the initiative of carrot
as opposed to stick in terms of delivering enhanced
budget for those that wish to apply for it for
appropriate schemes. Introducing it into the
standard could be quite diYcult because of the
disparity of the type of stock that exists across the
country.
Mr Sparrow: I agree certainly with everything
Richard has just said but there are just a couple of
things. I think we need to diVerentiate. There is a lot
of talk about the environment and environmental
improvements and the fact that it is not covered. I
think there are two diVerent parts to this: there is the
maintenance of the existing environment, which is
not covered in the Decent Homes standard but is
something that is measurable and could be
incorporated into any standard and could be
delivered; and then there is the general view that
there is a great need for environmental
improvements, which of course are much more
subject to interpretation and more diYcult to
measure. We would say that that is critical, but you
need to diVerentiate the two. The general point I
would make on that is that we have done a lot of
surveys in England, Scotland, Wales and Northern
Ireland, and certainly Northern Ireland is a very
good exemplar of very extensive work that has been
undertaken to the environment as a consequence of
very clear social issues historically, and therefore
there was no choice but to do that work. That work
has been done to a very high standard. The net result
is that it has been very successful. It has been very
costly but it has been successful, and that is an
example of why that work should be incorporated
into any standard.
Mr Nicol: Coming from our position at the Building
Research Establishment, where we monitor progress
against the standard, it would be very diYcult to
have measures that can be monitored in relation to
neighbourhoods; for example, what is a
neighbourhood; does the Decent Homes standard
apply to the private sector as well as to the public
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sector stock? We would probably spend the first few
years defining what a neighbourhood was before we
started setting out to measure something. Again,
agreeing with James, there is a lot of work going on
on individual social housing estates with tenants’
groups and so forth, and we think we should be
working with tenants in individual situations to
determine their priorities and pump money into
management, maintenance and those issues that
concern tenants, rather than imposing a standard
from on high that may not be applicable or
particularly useful to tenants on particular estates.

Q326 Mr Hands: Specifically about energy eYciency,
moving beyond pure environmental eYciency, both
Savills and BRE have submitted to us that you
would like to see energy eYciency included in any
new Decent Homes standard. Can you tell us what in
your view is the most important reason for including
energy eYciency and do you think it could be
achieved by incorporating an SAP rating into the
standard?
Mr Nicol: The answer to your last question is “yes”.
I think the SAP rating is appropriate to be
incorporated within a standard. What that SAP
rating should be and how it might apply to diVerent
dwelling types would need to be worked up; but, yes,
a SAP of, say, something like 65 being a target to aim
for would be a good thing. The other way of
measuring it might be through the energy
performance certificate bands, and saying when you
are doing renovation works you would hope to
achieve at least a C in certain dwelling types, or
perhaps B in others or D in others, depending upon
their construction, their age and so forth. I think that
something based on SAP, the energy performance
certificate, is relevant. Why is energy important? For
a number of reasons: energy eYciency is the best
indicator of fuel poverty. We are not proposing that
we should measure fuel poverty as an indicator in
Decent Homes because it incorporates fuel prices
and people’s incomes, which are outside the control
of a local authority, of someone delivering the
Decent Homes. Energy eYciency itself is a good
proxy of whether someone would be able to aVord to
heat their home, so that is one reason. Meeting our
Kyoto—and perhaps Copenhagen—energy-
eYciency targets is very important, and obviously to
do our bit for global warming, to save the planet,
making better use of existing resources.

Q327 Mr Hands: Is there any way of estimating what
cost might be involved in meeting an SAP of 65?
Mr Nicol: Yes, we can calculate that from our
existing statistics—obviously not oV the top of my
head now, but we could go ahead. There are
various—
Chair: How quickly would you be able to calculate
it, and could you let us have an estimate? Not now.

Q328 Mr Hands: Is it possible to tell us what
percentage of existing stock does not meet an SAP of
65 for example, a rough guess?

Mr Nicol: Again, I would have to refer to
documentation but I can get that back to you, yes.1

Q329 Mr Hands: There must be a reason why you
chose a level of 65, for example. Presumably that is
challenging but not overwhelming.
Mr Nicol: I think 65 has been quoted as an
aspirational level for the existing housing stock, but
it would depend on the type of property. One of the
problems with the Decent Homes standard is that it
is applied to all property types. With some property
types it has been easy to meet the Decent Homes
standard; with some property types it has been nigh
on impossible. It would have to be an appropriate
rating for diVerent types of homes in the social
housing stock. The 65 has been mentioned as an
aspirational average, if you like.

Q330 Mr Hands: By whom?
Mr Nicol: Good point! It may have been by BRE or
it may have been by others as well.
Mr Sparrow: I have three comments on that, but I
think we have covered it largely. Firstly, I think
continuing with the SAP rating is the right thing
purely because considerable information exists
already about the SAP rating across the country by
authorities and housing associations, and therefore
you are oV to a good start rather than changing it.
The second thing is that in terms of the ability to
assess, whatever the figure is, whether it is 65 or 75,
local authorities and housing associations do submit
returns containing that information, and therefore it
should be quite readily available to assess what that
is. In terms of the cost, that is a diYcult thing to
assess but could be done. All I would say is that one
of the things, in looking at a slightly more holistic
approach, is potentially looking at the ability to
adjust rents as a consequence of doing energy work.
At the moment there is no ability to do that but if,
for example, it could be proved that by doing energy
work the cost of energy bills at the property go down
by, say £5 a week; then you could say “we can
possibly increase the rent by £4 per week” and make
some sort of adjustment along those lines. At the
moment there is no ability to do that, but if one is
looking at this, one needs to look at it in terms of
finances. If you do not do something like that, it is a
pure cost to do the work.
Mr Hand: I wholeheartedly support the view that
SAP should apply because that is exactly the
recommendation I gave in written evidence back in
2004. SAP is not a perfect vehicle; there are flaws
within the system, and I think making sure that it
fully takes account of new technology, which is

1 Data from the 2007 English House Condition Survey
suggests that some 68% of social rented homes had a SAP of
less than 65, with three and a half years remaining of the
Decent Homes programme. Because of the design of some
of these homes, it may not be cost-eVective to undertake
works to achieve a SAP of 65 or more for all of these.
However, it is estimated that it would cost around £5 billion
(at 2007 prices) to provide mainstream insulation (loft,
cavity wall and cylinder insulation upgrades) and heating
improvements (including new central heating systems, and
upgrading on old systems) which would reduce the
proportion of social rented homes with a SAP of less than 65
to around 27%.
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starting to catch out some of the calculation, is
something that should be reviewed very carefully.
Also, I would say that the key reason for including
it within Decent Homes is that at the moment, apart
from the goodwill of the landlord, there is no
financial benefit to the landlord in making that
investment; so additional support through grant
funding and the like is important too. In terms of the
approach to be adopted for SAP, I think it should be
somewhere in the range of 60–70; but importantly,
across archetype bands is the way to go.

Q331 Mr Hands: Across what bands?
Mr Hand: Across the diVerent types of property,
because it will be virtually impossible to improve
some stock to those levels, so I think you must look
at the average of the stock as a whole and therefore
consider the SAP rating for a landlord’s portfolio
rather than set a very specific standard. SAP was
introduced of course in 2006 through the housing
health and safety rating system, whereby you would
have a category 1 failure for a SAP rating of 35 or
less, so that was a positive step. However, at the same
time, criterion D was reduced in terms of its value,
in our opinion, because of course partial heating was
then allowed, which I think was a retrograde step.

Q332 Mr Hands: Some witnesses have raised with us
questions about the quality of the data collected for
Decent Homes and for measuring progress, and the
considerable variance in the data. What do you
think should be done if there were to be a future set
of criteria for improving the consistency and
reliability of data?
Mr Hand: I think there are two issues. One perhaps
is the quality of data. However, I think there has
been very clear guidance from Government in
respect of landlords continuing to push and
maintain the quality of their asset intelligence
recommendations, for example from the Audit
Commission, about the validity and the age of stock
condition data through the key lines of enquiry
process. There is no doubt that the quality of data
that has been collected can be variable and the only
way of appraising that is for that to be scrutinised
more closely during Audit Commission inspection,
for example, or that type of opportunity. I think also
an area that I flagged within the written submission
was that it is not just the data that may be at fault,
but it is perhaps over-reliance on oV-the-shelf
computer systems or other processing systems to
calculate the output for Decent Homes. Certainly
our work has demonstrated a number of variations
in interpretation of the standard and the way in
which it can be calculated. The only way to avoid
that in the future is clear guidance about the
modelling process for the data that exists, getting rid
of a lot of the inconsistency that was allowed to
occur back in 2000 and 2001.

Q333 Chair: Do the other two concur with that?
Mr Sparrow: I totally concur with that, but would
just pick up on the interpretation issue.
Interpretation is a massive issue in terms of
inconsistent information coming back, and one key

way of avoiding that or helping to avoid that is to cut
out as far as possible the interpretation issues within
the standard itself and streamline it and make it
simple, so instead of the examples where a property
has to fail on two components to fail overall or three
components to fail overall—anything like that that
can be taken out, where it is a straight failure, yes or
no, would help the whole interpretation and
consistency.

Q334 Mr Slaughter: How well do you think that
authorities, ALMOs, or whoever has undertaken the
work, have managed the process of financial asset
management, and how do you think that could be
improved?
Mr Hand: From our perspective, the quality of asset
management has been variable. However, I think the
introduction of Decent Homes as a standard can be
praised because it has put a spotlight, a focus, on the
need for eVective asset management. Because we are
human, some are better than others of course, so the
quality does vary between client organisation. Some,
I believe, are doing very well, and others need to
catch up in terms of their approach to viable asset
realisation and the way in which they manage their
stock. That can only be done by continuing to apply
the best practice requirements of the key lines of
enquiry regime, KLOE 3 in particular, which focuses
upon eVective asset management—so knowing that
it is monitored, I think, is the best way.

Q335 Mr Slaughter: We have a quote in our pack
from Savills that says that although most authorities
have become eYcient at delivering with limited
resources, moving to a more planned investment
programme over a longer time period requires a
culture change and wide skill range. Is that coded
language for—
Mr Sparrow: It is!

Q336 Chair: Would you like to uncode it?
Mr Sparrow: I will try and uncode it. I think the
point we were saying is that it is getting to the source
of the problem rather than simply saying that there
is a lack of asset management skills and financial
skills in some of these organisations. It is a question
of why; and the reason why, particularly in the local
authority context, is that there has been no incentive
for them to do so. There has been no incentive for
local authorities to take a long-term view on
retaining their assets. In some cases in true asset
management it is a question of disposing of
properties or getting rid of properties that are no
longer viable; but for some local authorities there is
not only not an incentivisation to do that, but there
is actually incentivisation to keep properties because
by taking those properties out there is a reduction in
their MRA allowance and so on. Our view is that
only by building in the long-term incentives for
organisations to make true asset management
decisions, and building in some flexibility where they
can perhaps dispose of properties more easily, will
the asset management skill base and the financial
skills follow through.
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Mr Hand: And of course being allowed to retain the
capital receipts for those disposals.
Mr Nicol: I do not have any comment.

Q337 Mr Slaughter: Do you have any comment on
how they have managed the contract process so far?
That itself has been a big leap for authorities that
have been used to managing, as you say, on quite
small make-do-and-mend budgets, to suddenly be
faced with quite large sums of capital and longer
programmes.
Mr Sparrow: Richard, I am sure, will want to
comment, but I would say that there has been a
quantum leap in terms of the ability to deliver large-
scale programmes or longer-term programmes, and
the benefits associated with that from the
procurement perspective. What is now needed is the
next step, which is looking at the long-term viability
of some of the assets, particularly in some of the
larger inner-city authorities where there are question
marks about the viability and whereby possibly re-
provisioning might be a more sensible option.
Mr Hand: I believe we have got to the root of the
subject, which is: is there suYcient finance available
to maintain the assets appropriately? I think the
reason that there have been some small programmes
around in the past is because that finance has not
been available, so having liberated that we have now
had to catch up. It would be a great shame to see that
dip and drop to past levels; it needs to be maintained
at a point whereby we need not think about Decent
Homes standards, because if you are maintaining the
stock well, you deliver that standard automatically.

Q338 Mr Slaughter: Your organisations have a
vested interest, do they not, in advising and working
for local authorities in this area?
Mr Hand: I think we are there to help and bring
consistency to the sector, helping to plug some of
those gaps.

Q339 Mr Betts: It is the future and what happens
beyond Decent Homes. There is a major reform of
the HRA now, which has been flagged up as
releasing local authorities and ALMOs in particular
to be able to shape and determine their own future.
But then other people flag up that it all really
depends on what that reform means, and
particularly going forward like the major repairs
allowance; and is Government going to continue to
control that and therefore at what level is it updated
on a regular basis. Have you any concerns in that
area and suggestions about what we need to do?
Mr Sparrow: What was the specific question you
were asking?

Q340 Mr Betts: The question is that, clearly, the
availability of finance for the future and the clear
ability of ALMOs and councils to be able to access
finance and have suYcient finance are important.
The Housing Revenue Account is seen as part of the

reform of the current arrangements, which is
necessary, but then we are still going to be stuck with
central government controlling major repairs
allowance and the suggestion is that what they think
is appropriate will not be suYcient.
Mr Sparrow: I totally agree with you. The key point
to make here is that you need to build in more
flexibility into the process. Coming back to the
ability to perhaps look at rents, the ability to not
retain assets that are no longer viable—the ability to
do these things, as well as having the major repairs
allowance, is the only way in terms of creating a
viable future; but simply constraining things and
saying, “you cannot dispose of assets and you
cannot change your rents and, by the way, we are
only giving you a limited amount of funds” is going
to make life extremely diYcult.
Mr Hand: The absence of appropriate funding levels
is a significant demotivater for the sector. Whatever
the organisation, be it an RSL, a local authority or
an arm’s length management organisation, they
need suYcient funds to be able to manage the assets
appropriately—and that is the big struggle. The
HRA Subsidy Review is welcomed, certainly from a
Ridge & Partners perspective, but of course that is
still work in progress so we look forward to the
outcome of that with interest.

Q341 Sir Paul Beresford: You will have noticed the
newspapers tell us that there is a bit of a financial
diYculty in this country, so where will the money
come from?
Mr Hand: It is a very good question! It is a case of
the mix, the blend, of both public and private-sector
finance. One of the traditional paths of that was
allowing estate-based transfer or whole-stock
transfer, thus liberating a range of social stock from
the public purse. That is one avenue that is still open,
however increasingly diYcult without confirmation
about the issues surrounding overhanging debt. So
in terms of borrowing and finance, I believe there is
a future. However, it is about striking the balance
between availability of resources and the
requirements of the existing assets. It is all good and
well investing in new-build property; however, if we
cannot maintain the existing assets we will simply
create a large catch-up or backlog programme that
will have to be dealt with through programmes such
as Decent Homes again in the future.

Q342 Sir Paul Beresford: What happens in local
authorities where the tenants are emphatic they want
to stay in their local authority?
Mr Hand: Then an option must be found where
those assets can be maintained at an appropriate
standard.

Q343 Sir Paul Beresford: In other words, you are just
launching the question back in the air!
Mr Hand: Not being a financier, but being a
surveyor, I am not sure I can give you a detailed
answer to that. The man who can is sat behind you!
Sir Paul Beresford: I will ask him later.
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Q344 Mr Betts: In terms of the major repairs of
assets being a factor, have you any ideas about what
the calculation should be, what the figure should be,
to give an uplift that would enable ALMOs and local
authorities to maintain their homes at a decent
standard for the foreseeable future?
Mr Sparrow: Savills as an organisation has done
over a million surveys in the social housing sector
across the country in the last five years, so we have a
reasonable feel about the long-term costs of
maintaining properties. All I would say is that this is
very much an average, but our average comes out at
about £1,000 per unit per annum for major works
over the long term.

Q345 Chair: How long is “the long term”?
Mr Sparrow: Over a 30-year period. I know this is a
simplistic assessment, but broadly speaking that is
the feedback that comes back. That is to cover
decency, to cover statutory obligations, and it is also
to cover maintenance of the existing environment,
because when we take a long-term view we also take
into account existing environment because we
cannot ignore it. In answer to the question, that is
the sort of level that we believe is required.

Q346 Mr Betts: How far away from that are we in
terms of the current arrangements, and what the
Government may be suggesting for the future?
Mr Sparrow: Well, that is being looked at at the
moment, is it not? I do not know what the current
figure is that is being discussed.

Q347 Mr Betts: The TSA has been consulting
recently about how it will be the new regulator for
social housing. It seems to be adopting what often is
called a light touch to regulation, trying to get an
approach to the management of houses where
tenants and tenant associations are very much part
of that process in terms of flagging up where they see
problems, and the TSA responding. Do you think we
need a more stringent enforcement role than the
TSA is currently suggesting?
Mr Hand: I think to a large extent that exists, again
through the Audit Commission and the review of the
asset management and resident involvement in
particular, which gives you a grading as an
organisation that is toothless apart from that. In the
context of the TSA’s recommendation I think we
would fully endorse and support that this should be
a resident and a tenant-led process. Of course, the
2004 stock options appraisal process was entirely
resident and tenant-led. From that perspective I
think it is about making sure that we maintain that
engagement. Do we need more hands-on and more
stringent regulation? I am not sure we do. With
limited dealings with the TSA, one of the things that
I was quite astounded at, at the conference last year,
was the aggressive tone that was taken to landlords,
suggesting that they were not good enough and
needed to pull their socks up. That was a very
general observation, which concerned me, as an
interested party, but a party outside of those

particular organisations. Yes, I think regulation is
important but is it going to succeed if it is overly
restrictive? I am not sure it will.
Mr Nicol: I am not an expert in the TSA, but I agree
with the points you make, Richard.
Mr Sparrow: I will make two points on that. I think
for the TSA, to regulate the sector consistently, it
really needs consistent powers in its ability to do that
across all the organisations which it is regulating.
That is the first thing to say. The other point to make
beyond this is that it is a combination of both. We are
talking about either a more stringent monitoring or
a lighter touch. Our view is that the organisations
that are performing well need a lighter touch, and
the ones that are not performing well need a much
stronger intervention and have the ability to do that
at an early stage: in other words, let the good
organisations carry on doing what they are doing
and focus your resources in the right areas. I know
that is easier said than done, but I am saying that I
do not think there is a straightforward answer to the
question of whether to do a lighter touch or take a
more stringent approach.

Q348 Chair: Most of what we have talked about is
in the social sector, where most people feel generally
the Decent Homes standard has worked. Can I just
ask you about the private sector? Do you think there
should be a future Decent Homes standard for the
private rented or owner-occupied sector, and if you
do, what would be the point of it?
Mr Nicol: The Decent Homes Programme has
almost by default covered the private sector as well,
but in fact by 2010 something like 85 per cent of all
non-decent homes will be in the private sector
because they have barely been touched so far. They
have almost been touched incidentally through
energy-eYciency programmes or by particular
environmental health oYcers spotting that a
vulnerable person is living in a home with a health-
and-safety hazard; but there has not been a targeted
approach towards the private sector at all. We are
left with this huge backlog of works required within
the private sector. Why do we need them? Again, it
is no use having a brilliant energy-eYcient social
sector in good condition if people, particularly
vulnerable people, are living in poor conditions in
the private sector. I do think the standards need to
apply to the private sector and be backed up by
policies and funding to do something about
improving conditions in the private sector.

Q349 Chair: Before the other two come in, what sort
of additional measures are needed in the private
sector to deliver an improvement in the number of
decent homes? Is it a combination of carrots and
sticks or all sticks or what?
Mr Nicol: It is carrots and sticks. You do not want
to tell people in their own homes what to do,
particularly those people who are perceived to be
able to aVord it. A lot can be done in terms of, for
example, energy eYciency. The great majority of
hard-to-treat non-decent homes are in the private
sector. These are, for example, homes that have solid
walls, which are very diYcult to insulate. People do
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not really want to touch them. They are worried
about the products on the marketplace, the expense
of the products, whether there are appropriate
builders and so forth who can install those measures.
There are not really incentives for people in the
private sector who can aVord it to improve their own
homes, and we do need to improve the energy
eYciency in the stock. Also, in terms of vulnerable
people, at the moment because of restricted funds
environmental health oYcers have been acting in a
reactive way. If it comes to their attention that
someone is living in an unhealthy or unsafe home
and they are vulnerable, they will deal with it on a
one-oV basis. However, there is no real proactive
movement within urban renewal departments of
local authorities to go out there and identify where
the problems are and do something about them
because they know they have not got the funds to
back that up. It is really about funds to inform
proactive work on the private sector and also
education and research to get those products that are
currently in the social housing sector, currently being
tested, to be adopted by people in their own homes.

Witnesses: Rt Hon John Healey MP, Minister of State for Housing, Department for Communities and Local
Government, Mr Peter Marsh, Chief Executive, Tenant Services Authority, and Sir Bob Kerslake, Chief
Executive, Homes and Communities Agency, gave evidence.

Q352 Chair: Minister, welcome to you and to Mr
Marsh and Sir Bob to this final session of Decent
Homes. We have a long list of questions we want to
try and get through, so we will try to keep our
questions fairly brief, and we would be grateful if
people could keep their answers fairly pithy, if
possible.
John Healey: Thank you. I assume, but just to check,
that the Committee knows well Bob Kerslake, who
runs the Communities Agency, and Pete Marsh who
runs the Tenant Services Authority.

Q353 Mr Betts: We know them better than you, I
should imagine!
John Healey: You could say they have been in post
longer than I have. That is part of the reason for me
bringing them along today. Can I say that we are
very pleased to be here—and I speak on behalf of
Peter and Bob when I say that. We welcome this
inquiry, and I will explain why in my answers.

Q354 Chair: If I could start with the first one. We are
anxious to discover what the Government’s
intentions are beyond 2010. Is it the Government’s
intention to establish a new target to maintain or
indeed even extend the Decent Homes Policy after
2010?
John Healey: The short answer on the extension of
the programme first: this is a national refurb
programme without parallel or precedent. It stems
from the £19 billion backlog in repairs that we had
in these homes in 1997. It is a programme that I am
very proud of, as a Labour Housing Minister. It is a
programme to which we are totally committed, a
programme that we will finish and we will fund—
and we will do so beyond 2010, as necessary.

Mr Hand: The diYculty with the private sector is
about overview and indeed enforcement. The
minimum standard at the moment is the housing
health and safety rating system. Beyond that it is
very diYcult to apply a Decent Homes standard
equivalent in the private sector. Who is going to
enforce it? Who is going to fund it? We are dealing
with commercial market pressures, and that will be
quite tricky. Do I think that there should be a higher
standard other than the housing health and safety
rating system? Yes.

Q350 Chair: That is the way you drive it up. Mr
Sparrow?
Mr Sparrow: I have no other comments.

Q351 Chair: But you do not disagree?
Mr Sparrow: No, I agree with everything that has
been said.
Chair: Thank you very much indeed.

Q355 Chair: So the current target will be met beyond
2010, but is there an intention at the moment to then
set a successor programme either in principle or in
detail?
John Healey: I think that to describe anything as a
“successor programme” is probably misleading. If
you look at the enormous progress and undertaking
that has taken place in the last eight years, we are in
a position where at the beginning of this financial
year, in April 2009, we had seen the total investment
over the previous eight years of about £33 billion. We
had seen the proportion of housing association and
council homes that were non-decent reduced to 14
per cent. We will continue the programme until the
end of 2010, which we have undertaken to do. We
estimate that by then around 92 per cent will be
decent; in other words, fewer than one in 12 will
remain non-decent when taken across the local
authority and housing association sector. That will
require us to continue the programme in order to
complete it; so I prefer to think of it as a completion
of the current massive national refurb programme
rather than talk of a successor programme post
2010.

Q356 Chair: The witnesses that we had just before
you, Minister, estimated that from the England
Housing Survey—they reckoned that beyond 2010
about 20 to 25 per cent of social stock would be non-
decent. That would include that which is currently
non-decent and will not be done by 2010, plus homes
which might currently be decent but which will
become non-decent because of the passage of time
and therefore come into the programme. They
reckon it is 20 to 25 per cent that will need to be done
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after 2010. Are you saying the Government is
committed, whatever the percentage, to make sure
that 100 per cent is done?
John Healey: We are committed to completing the
programme, correct. I do not recognise those figures,
but it is certainly true—and we can trace this largely
from the landlord reporting rather than the English
Home Condition Survey, which of course we moved
away from—although we published both—to make
our main way of measuring the programme in 2002
the landlord figures. We can trace that in the local
authority sector but not so easily in the housing
association sector. What I mean by that is we have
data that allows us to say that since 2002 we reckon
almost 1.4 million local authority homes have been
done up under the Decent Homes Programme.
There has been a reduction of the non-decent homes
by just over a million. We reckon there are probably
around 800,000 local authority homes during that
period that have become non-decent, although that
is probably an under-estimate because some local
authorities do not provide us with the returns. That
is a figure that also reflects and takes account of an
estimate for demolitions and transfers into the
housing association sector. The Committee will
grasp immediately that the scale of the programme
is bigger than the simple headline numbers. A
comparable measure of that is in the housing
association sector where we are not in a position to
estimate the proportions of homes that have become
non-decent. But over that same period we have seen
in the housing association sector a net reduction of
the non-decent homes of about 80,000, but of course
during that period quite a lot of local authority
homes were transferred into the housing association
sector and dealt with and done up as a result.

Q357 Chair: There does seem to be a disagreement,
and the issue about the standards we will come back
to a bit later. That is another area where we have had
mixed views.
John Healey: I am sorry, what is the area of
disagreement? Your principal question was: will we
complete this programme and will we bring up to a
decent standard the local authority and housing
association homes? The answer is “yes”; but it goes
beyond that because the task then is to make sure
that they are maintained at that Decent Homes
standard, and that is exactly what we are looking to
do in the dismantling of the Housing Revenue
Account subsidy system, which this Committee and
I have discussed previously.

Q358 Chair: Indeed, and which we will discuss a bit
more. I think the area of disagreement is in the
Department’s estimate of the number of non-decent
homes after 2010 and the estimates that we had from
the three witnesses before, who were more or less
agreed that it was in the range of 20 to 25 per cent.
That will obviously aVect the amount of money that
will be needed to get them up to spec.
John Healey: If I may say so, you have got the
advantage of having heard their evidence—and I
have not. Perhaps Pete Marsh has a view on it.

Mr Marsh: I can certainly comment on the housing
associations, which are bodies that we currently
regulate prior to 31 March next year. Our current
information is that we are currently at 92 per cent
compliance as of April this year; 95 per cent
compliance by traditional housing associations and
88 per cent compliance with those associations that
have recently taken on stock as part of the stock
transfer programme. It is only those associations
that have recently taken on non-decent homes that
have given promises to tenants to convert those
homes to decency beyond 2010 but we have a
number of homes that will become decent post 2010.
The important thing about that is that the standards
that will come into force from April next year have
passported in, from a direction that the DCLG
issued to us on 10 November, the requirement for all
landlords to maintain homes at the decency standard
or at a higher standard if that was a condition of
grant funding from the HCA previously.
Sir Bob Kerslake: The thrust of this discussion is not
about—as I hear what you are saying—the delivery
of the programme that exists at the moment, but the
extent to which homes come into non-decency. That
will happen in part because of the passage of time,
so if it would be calculated as falling within the time
period, say for your kitchen to be repaired, some will
fall out of that period. I have not seen the number
you have referred to, so it is diYcult to comment on
that scale without seeing the number. The challenge
is diVerent for a housing authority that has already
made the big step towards decency and maintaining
that as stock comes in than it is about getting to that
place in the first place. You would expect that they
would not leave that issue alone and would invest
time and resources into the delivery of that
themselves. Beyond that immediate period in terms
of non-decency, as the Minister has said, the debate
comes into a wider area of debate about the review
of the Housing Revenue Account.

Q359 Mr Betts: Moving on to the issue of ALMOs,
we have had some evidence in from the National
Federation of ALMOs, amongst others, who I think
are a little concerned and looking for reassurances
that the backlog, which does exist even in the terms
you describe—there are still a number of properties
that need to be brought up to a decent standard at
2010—they are looking for certainty that that money
will be available so that they can plan with certainty
and deliver the programme.
John Healey: Mr Betts, they can plan with certainty
if they have a Labour Government after the next
election.

Q360 Mr Betts: Right; so in terms of your forecast
going forward of the money that will be available to
ALMOs, that money will be available as far as you
are concerned for them to deliver the programme.
John Healey: I have said before this Committee, I
have said in the House and I have said publicly: we
will finish and we will fully fund the completion of
the Decent Homes Programme.
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Q361 Mr Hands: What is your estimate of the cost
of that?
John Healey: That depends in part on calculations
for the number of homes that will need to be done
up; that depends in part on the period over which the
Decent Homes Programme will be completed,
because that is linked. Bob, have you got some
figures? We have some forward projections that we
can give the Committee some indication on.
Sir Bob Kerslake: If you were to look at the current
spend—dealing with ALMOs specifically—the
2009–10 figure, we estimate on commitment, was
just under £915 million. For next year, 2010–11 it will
be about just over £600 million; and then you move
forward into the next two years beyond that with
another two sums of £600 million, and then £400
million for the year beyond that, 2013–14. So if you
took the period of the next CSR, you would be
talking about something like £1.6 billion, of that
order.
John Healey: Clearly that is a forward projection,
and clearly any confirmation of any amounts would
depend upon any spending review settlement and
detailed discussions. I want the principle to be very
clear, and the commitment of this Government, Dr
Starkey, to be very clear, that we will complete this
programme. That is an important undertaking and
guarantee to those tenants that are still waiting to
have their homes brought up to scratch.

Q362 Mr Hands: That is a £1.6 billion spending
commitment, which you said earlier was fully
funded.
John Healey: We will fully fund and we will complete
the Decent Homes Programme beyond 2010.

Q363 Mr Hands: Of £1.6 billion, which is what you
have just said—yes?
John Healey: We have given you a projection of the
sort of spend that may be the case over a spending
review period. But, Mr Hands, we are spending over
£900 million this year on the Decent Homes
Programme; this is the scale of the investment that
has been required. This is the scale of the backlog
that we were left when we first came into
government.

Q364 Mr Hands: But if it is fully funded, then you
must surely have a definitive view on what the
amount of spending is that is fully funded; otherwise
it cannot be fully funded.
John Healey: No, you are mishearing me. Let me try
again. We will fully fund it. We will complete it, and
we are totally committed to it. I said also that the
detail of the commitment and the period will be for
the next spending review. Bob Kerslake has given
you an indication of the sort of scale that may be
required over a future funding spending period.
Okay?

Q365 Mr Betts: Do you accept, Minister, that one of
the facts that has given rise to concern by the
National Federation of ALMOs and others about
beyond 2010—and I am not in any way demurring
from the commitment you have given today—but

one of the concerns raised with tenants and others is
what has been described as the “stop-start nature” of
the Decent Homes funding for ALMOs in the last 12
months. There have been various elements of
funding brought forward, then they have been
slowed down, and around six ALMOs in particular
have not been sure, once they qualified with their 2*
rating that funding was going to be available. In
some cases it has been postponed albeit with a
guarantee that it will eventually happen. It is those
sorts of things that have not given that certainty and
led to a feeling that perhaps the Government is not
as committed as you have obviously indicated today
that it is.
John Healey: I think that would not be fair. I
recognise—and this Committee has looked very
hard at it two or three years ago—the profile of the
Decent Homes Programme investment around the
edges has been a bit lumpy and certainly in the face
of the downturn we looked to bring forward some of
the 2010–11 spending as part of a response to the
recession. However, when one looks at those sorts of
figures in the context of the overall investment, I
think the Committee would have to accept that this
is a big commitment. It has been consistently made,
and therefore the concern of some of the ALMOs—
which I do understand, particularly for those that
have not yet got 2* status—and there were one or
two others that had not got 2* status back in June
when I made announcements on the housing
pledge—then the problem has not been stop-start
for them—the problem for those 11 ALMOs is that
they had not started because they had not reached
the required standard of performance and
management from the Audit Commission
inspections.

Q366 Mr Betts: The fact is that they were
anticipating getting the funding once they got their
two stars, and there has now been a gap between
getting the two stars and the eventual possibility of
funding arriving.
John Healey: To be clear on two points, when I took
the decisions none of them had yet got two stars.
Some of them will take more than one inspection in
order to get those two stars. The money has not been
taken out of the Decent Homes Programme. What I
have said to those ALMOs is that if they get the two
stars, it is more likely that they will get their full first-
year funding in 2011–12 rather than 2010–11,
whatever they might have been anticipating. It
remains the case that not all of them may get their 2*
status at the next inspection. It also is the case that
this £150 million, as a contribution to a £1.5 billion
housing pledge, means more money for aVordable
house-building, and the opportunity for each and
every one of these areas to gain a great deal more
than they feel they may lose in the short term
through the potential investment that is there in the
housing pledge.

Q367 Mr Slaughter: Minister, can I ask you two
furtherquestionsabout fundingof theDecentHomes
project. The first is specifically in relation to
authorities that have retained their stock, which
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clearly have not—the phrase we had from CLG was
that they would attain the Decent Homes target at a
later date. The question is how theywill attain it? The
suggestion of Savills is that this can be achieved by
stock transfer in part or whole. Do you see these in a
diVerent category? How do you see this happening?
Weare talking about theauthoritieswhich, due to the
decision of their tenants on the whole have retained
their stockandhavenothadaccess to the samedegree
of funding—but I understand the commitment still
goes that they will achieve in due course Decent
Homes targets. How are they going to do that?
John Healey: At present those local authorities that
retain their own stock can fund their Decent Homes
work through a combination of major repairs
allowance, in some cases supported borrowing, in
some local authorities capital receipts. There is no
reason to think that we could not continue with any
one of those mechanisms or more. It will be
something that we can consider and incorporate
potentially in the reform of the Housing Revenue
Account subsidy system. I am confident that over the
period ahead we can make sure that those local
authorities that still have a big task on their hands
with Decent Homes can also complete that
programme for their tenants as well.

Q368 Mr Slaughter: You would not rule out stock
transfer?
John Healey: Stock transfer is clearly an option and
will remain an option for local authorities, but if you
look at my written Ministerial Statement on 30 June,
I made clear that any future stock transfers will be on
terms that are equitable to the basis for local
authorities, and their financing under a dismantled
and reformed HRA subsidy system.

Q369 Mr Slaughter: There would be an irony, would
there not, particularly if those authorities where
tenants have expressed the wish to stay with the local
authority rather go to an arm’s length management
organisation, and the local authority was then
compelled to go an RSL or other landlord because
that was the only way of reaching their Decent
Homes target?
John Healey: It would be an irony, but I do not see
where theelementofcompulsionwillbe inthesystem.
I think if you consult my statement that will be very
clear. Certainly for any tenants that decide they wish
tohave anarm’s lengthmanagementorganisation, to
be clear that means they remain as council tenants
with full security,and that stockultimately remains in
the ownership of the local authority.

Q370 Mr Slaughter: Interestingly, in your
introductory comments, if I heard you correctly, you
were guaranteeing not only that all properties would
bebroughtup to theDecentHomes standardbut that
they would be maintained at that standard should a
Labour Government be re-elected. It is all very
comforting. Is that right because the evidence we
heard about—you were not here to hear that—from
Savills and Ridge & Partners was that the situation
would be so dire in the coming years that only an

aggressive asset management strategy and re-
provision of housing would be an alternative. The
word “re-provision” fills my constituents with some
horror; it is the squeakof thebulldozer comingup the
drive. How would you clarify those comments?
John Healey: I do not accept or agree with those
comments. I also hope—and I will explain the
reason—that that is not dependent simply on a
LabourGovernment. The reformanddismantling of
the HRA subsidy system will build into it more
money for council housing, more money for
maintenance and management, more money for
major repairs, and will allow each of the 202 local
authorities in the system at present to have the
resources over the long term to be able to maintain
theirhomesataDecentHomes level;not just that,but
it will also be not just maintaining that standard into
the future, but itwould also extend that standard into
common areas that currently are not automatically
covered by the Decent Homes. I hope that when in
February I am able to put the terms of a dismantling
of the current system on the table, the terms of a deal
for local government, if you like, that that will be
something we can see local government across the
board, irrespective of political leadership, accept the
advantageof toallowus tomove toput that change in
place. I hope therefore that this initiative, which is
radical and far-reaching, will have the support from
theConservative andLiberal Parties; and therefore it
will not be contingent on the nature of the national
government after the next election, although I am
clear that the long-term commitment to completing
the Decent Homes Programme is one that we as a
Government and I as a Labour HousingMinister are
ready to make. I have not heard that commitment
from other political parties.

Q371 Mr Betts: We did have words about this
recently, Minister, in another session you were
involved in when you told us about your intentions
for the HRA and how they were progressing. Is there
anything you can update us with in terms of the
timetable and the responses coming back? We were a
little concerned at an earlier session of this inquiry
that the cabinet member for housing in Birmingham
indicated that they did not want to take part in the
reallocation of debt under any circumstances, which
slightly threw us and they did not seem to be able to
spell out why. It was of some concern and I did not
knowwhether that feedbackhasbeencomingback to
the Department.
John Healey: Yes, we have had a good consultation
andalotof responses,asyouwouldexpect to that.We
areworking throughthoseat themoment.Wearealso
doing detailed work with local government and
independent experts to work out the terms on which
this reform could be based. In the New Year, I expect
to be in a position, given good co-operation from the
local government side, to be able to put that sort of
deal on the table.

Q372 Mr Betts: When talking to local government,
I think there is a general feeling that reform is needed
and there is some general commitment to it, but a
feeling that they want to contribute to getting the
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deal, but so has the Treasury—and we do not want
the Treasury looking to start anticipating those
surpluses it would have made in future years if the
current system existed, and trying to roll those up
into a higher level of debt that would be allocated
than would otherwise be the case.
John Healey: Having spent two years as Local
Government Minister, I quite understand those
arguments. We are working through the detail at the
moment, and perhaps the time to return to those
sorts of questions as well as what will be a challenge
for local government will be the point in the New
Year when I am able to set out the detailed proposals
and the parameters for a dismantling of a system
that has, frankly, held councils back from doing
what they need to run good housing services and
build and develop their homes for the future.

Q373 Mr Betts: In terms of building for the future
and investing, councils’ ability to borrow has been
one of those big issues of restriction in the past that
has probably been tightened over the years rather
than relaxed. Is this another area where you are still
intent on some reform, Minister, in terms of allowing
councils or councils with ALMOs a greater ability to
borrow against their assets or rental streams to fund
investment in future?
John Healey: If, as I know you will have done, you
read or if you re-read the consultation document in
detail, we clearly recognise that borrowing is an
element that needs to be nailed down as part of the
future arrangements, and that is one of the things we
are looking at at present, as part of the detailed work
that we are doing.

Q374 Mr Betts: In terms of a further assurance
which I have raised in another place but is
important, if we are reforming finance and financial
arrangements for council housing in this country, is
it not important that we try and ensure that the rents
that are collected as part of this system from council
tenants are actually spent on services to council
tenants and their homes and do not leak out into the
wider local authority funding arrangements, and do
not end up only funding services which are of benefit
and very good schemes but are services that are
available to the whole community who do not pay
rents and therefore eVectively get the services for
free?
John Healey: I understand that argument. It is
another area that was raised at the consultation and
also in the consultation document, and we are doing
detailed work on at the moment. I have to say that
the problem with the present system is to do less with
leakage and more with the fact that the full rental
stream is not available to local authorities because of
the nature of the national formula system, and a
small part of any capital receipts from the sale of
their stock is not available in full to local authorities
to be able to build afresh. That is why, if I refer back
to my written Ministerial Statement of 30 June and
again in July, I said that with the new local authority
council home building programme that is underway,
which this year is the largest council house building
programme in this country for nearly two decades—

when those homes are built the rents will be kept in
full, outside the HRA subsidy system, as will receipts
in full for those local authorities from the homes that
they build.

Q375 Sir Paul Beresford: One or two of the witnesses
have suggested that with the improvements in
standards to homes, the costs of that should be
reflected in the rent, at least in part by a rent increase
to partially reflect the increase in quality in the
homes. What is your consideration on that?
John Healey: Generally, we have a system for both
housing associations and council tenants, which
makes sure that the rents continue to be aVordable,
that the rental stream is capable of supporting the
development and improvement in the housing
services they required; but essentially it is equal and
equivalent for the tenants. I do not see the immediate
case for moving away from that presumption of
equality within the system, or indeed the imperative
to make sure that they remain aVordable, and that
there is that important gap between the public
housing rents and the private sector rents. I do not
know whether Peter Marsh has more to say on this
because clearly the TSA will have a big role in this.
Sir Paul Beresford: Does that mean “no”?

Q376 Chair: Just to amplify on what the witnesses
before were saying, it was that if they invested in
improving the energy eYciency of property and
therefore reduced people’s utility bills—if that could
be part recovered—not wholly—through an increase
in rent, that would give an incentive for social
landlords to do those major energy improvements.
John Healey: There is a potential for introducing
incentives into the system, as we are looking to do
with the renewable heat incentive, the feed-in tariVs
to re-sell renewable energy into the Grid. I am
reluctant to see a move away from a presumption of
equal treatment and aVordable rents in public
housing in the way that I think Sir Paul is suggesting.
Mr Marsh: If the basic premise is that for a set level
of rent it is possible to provide a service that includes
decency of homes, then the argument for increasing
those rents where that cannot be done is
questionable, if that is about—

Q377 Chair: It is the opposite really.
Mr Marsh: There are a number of housing
associations and ALMOs and local authorities that
have managed to achieve decency within the current
rental convergence criteria. There are a number of
associations and authorities where rents will be
going up, and over the last four years have gone up
RPI plus and in some cases RPI plus, plus £2. That
rental stream has been suYcient to fund Decent
Homes. There are almost two diVerent questions.
One is about current standards and one is about
future standards. When we are talking about future
standards, we also have to bear in mind the cost on
the public purse of an increase in rents, bearing in
mind HMT foots the bill for a good proportion,
something like two-thirds of the cost of rents; so that
has to be paid for out of the fiscal envelope.
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John Healey: But Sir Paul was asking about the
Decent Homes standard and just to make it clear to
the Committee, the work we are doing on the HRA
subsidy system will be based on a continuation of the
formula approach that we take and will not be
building in an extra levy on tenants and on their
rents if they get Decent Homes, as they should,
under the programme.

Q378 Mr Betts: One of the big elements in
determining the maintenance of houses after they
have reached a decent standard and when we have
reformed the Housing Revenue Account is
presumably the Government will be contributing
towards the upkeep of properties through the major
repairs allowance or some other arrangement. It has
been suggested to us that one of the problems is that
looking to the future it does not appear that levels of
the allowance have been suYcient in the past to
maintain homes and there is some concern that
assurances are not being given that they will be
suYcient in future. Previous witnesses gave
indications to us that over a 30-year period they
would expect about £1,000 per year per unit to be
necessary to maintain properties through this sort of
allowance. Is that the sort of figure you have in mind
or are you not at that stage yet?
John Healey: Again, Mr Betts, you have an
advantage over me, having heard those witnesses
and I have not. If those witnesses, whoever they are,
have submitted that as part of their response to the
consultation, then we will take that into account. In
the proposals set out at the end of July we are
building in an increase of 24 per cent for major
repairs into the way we are looking to base the new
system and new settlement. That seems to me an
adequate provision, one that recognises the
ambition to see more money in the system in future;
but if these witnesses have made the case that that is
insuYcient, we will clearly look at that as part of
assessing the responses we have had to the
consultation.

Q379 Mr Betts: Would it be possible for you to look
at that evidence and give us a response on it?
John Healey: Let me try and give you a diVerent
undertaking. As soon as we have done the
assessment of responses to the consultation on the
HRA subsidy system, I will ensure that the
Committee gets a copy of that. I am reluctant to pick
out bits of what is quite a complex picture and
package that we are working on and provide the
Committee with that information; but what I can say
is that I am absolutely determined we are not going
to hang around with this work, so I suspect that that
will not hold the Committee up too long in order to
supply that information.

Q380 Mr Betts: In terms of that response when you
come to that aspect of the details of it, is it likely to
set a context in which the Department and yourself
calculate the necessary amount of money that will be
needed to properly maintain properties to a decent
standard over the next 20 or 30 years?

John Healey: Yes.

Q381 Mr Betts: That is the sort of calculation that
will be brought forward.
John Healey: Yes, that is precisely one of the
principles on which we wish to base the end of the
current system and the proposition for a new one.
Chair: Can we return to explore the idea of whether
beyond 2010 Decent Homes standards or some
other standards will be higher than they are at
present?

Q382 Mr Hands: In terms of looking at a couple of
the problems that have been mentioned to us by
witnesses in some of our written evidence, first of all
in terms of the data collection and the methods of
measuring progress, what steps do you think could
be used to improve the process of measuring
progress against the Decent Homes standard, and
how would you improve the comparability of data,
which is one of the other things we heard about, that
unfortunately there just does not seem to have been
that much of a level playing-field in terms of the data
provided? What lessons do you think have been
learned from that, and what would you seek to
change either in the extension of the existing
programme or in a new programme?
Mr Marsh: There are probably two diVerent issues at
play here. One is diVerent providers, diVerent
landlords, have diVerent interpretations of what the
standard might be for their local communities. That
is not to say the baseline is not clear, I think it
absolutely is clear, but a number of providers have
gone beyond the baseline and said that they will do
more than is required by the standard itself and other
aspects—for instance, replacing kitchens en masse
even if technically they were still modern and
acceptable. From a tenant’s perspective—and every
time we talk to tenants about this particular issue
they raise this—it is about some of the other things
that the programme has helped deliver, which is
involvement and choice. Our standards that will
come into force next April will require each provider
to set out clearly how it intends to meet each
standard. So whether it is a degree of interpretation,
we will be asking the councils and the housing
associations to say what their interpretation of
decency is and what meeting the Decent Homes
standard by 2010 or beyond that means for them and
their tenants. By requiring that to be reported
publicly, we think that will improve the transparency
of the diVerence in quality that is oVered over and
above the minimum standard set out in the direction
that was issued.

Q383 Mr Hands: Just having them all report publicly
and transparently what standards they are using,
you think will drive comparability of that data. I see
what you are saying. That is quite right.
Mr Marsh: We have to be clear; we are being asked
by the Minister to enforce the Decent Homes
standard as in the direction, and that is either a pass
or a fail, but from a tenant’s perspective the quality
of the pass can diVer. Being clear about how the
quality of the pass diVers between providers I think
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will help put pressure on those landlords who have
taken a de minimis interpretation of the standard and
help to shine a light on those who are taking it one
step further, given the resource constraints in which
they are operating do vary across the three sub-
sectors of social housing.

Q384 Mr Hands: Moving on to the question of
neighbourhoods, how would the neighbourhood
standard proposed by the TSA be assessed? How can
you go about doing that? Do you think it is fair to
expect landlords to maintain standards beyond the
dwelling itself, which would be an unusual move but
might be justified?
Mr Marsh: Let me answer the second question first
because that is an easier question to answer. The
answer there is absolutely “yes”. Whether or not the
landlord is owning the space or not, many tenants
have told us loud and clear during the national
conversation, “Having a warm, secure and modern
facility behind my front door counts, but I care
about the quality of the space outside.” That might
be simple things like the regularity of cleaning of the
communal areas, lift maintenance, and issues that
are without doubt the direct responsibility of the
landlord; and it can be more complex issues—the
gap between the curtilage of the home and the public
highway can often involve three or four diVerent
agencies, and landlords and local authorities have a
requirement to co-operate with each other in
deciding who is meant to do what, where. As well as
things like communal areas and lifts, the other big
issue that tenants are telling us is safety. The
neighbourhood standard can be a powerful way of
describing what the public realm facility will feel
like. I recently visited three estates in Westminster.
The work they have been doing in lighting and
knocking down some walls and removing the spaces
where people can hide has been transformational, as
transformational as the work indoors. I do not
pretend it is easy. It is very diYcult to say there is a
national metric on the quality of neighbourhood; it
is far more subtle and complex than that. However,
requiring landlords to work with their tenants and be
clear on an estate by estate basis what a quality
neighbourhood means for them as part of a deal, as
part of the rent money is a good and positive move
forward.

Q385 Mr Hands: Do you see it as being restricted
just to physical fabric? You mentioned things like lift
maintenance; could it be extended to areas like anti-
social behaviour on an estate or in a neighbourhood?
How far should a landlord’s responsibilities go in
that area?
Mr Marsh: It absolutely does extend to anti-social
behaviour. That is why within our neighbourhood
standard we talk about anti-social behaviour and
neighbourhood management as two parts of the
same jigsaw. These things can be linked. I refer back
to the Westminster scheme. I learnt for the first time
the power of pink lighting, which is an anti-social
behaviour tool which can be used to deter—I use the
phrase carefully—spotty teenagers from lingering. It
is a particular light that shines up acne that prevents

people from wanting to linger. This is an actual
scheme and is not dissimilar from the use of high-
pitched frequency sonar devices in underpass areas.
I think anti-social behaviour is part of the same
pitch, but let us be absolutely clear that anti-social
behaviour is a more complex issue than simply the
physical environment, and that is why we have been
working with Government on extending the family
intervention projects across estates.

Q386 Mr Hands: Is there a diVerence between the
social landlord and the private landlord in terms of
where the definition of their responsibility for the
decent neighbourhood might begin or end? Do you
think it would be the same for both kinds of landlord
vis-à-vis where they should be and where, say, the
police should be?
Mr Marsh: This is a complex issue that involves the
local authority that often is an enforcement body in
relation to noise pollution, the police and landlords.
Often we find, particularly on estates with a
significant amount of right-to-buy, there is a
presumption in the public press that it is always the
social rented tenants who have antisocial behaviour
issues; and actually this is where all landlords have
to play their part. We only regulate housing
associations and next April we will regulate local
authority landlords too. Many times, an RSL or a
local authority landlord, understanding what they
can do to help identify and deal with anti-social
behaviour that emanates from residents in the
private sector, can be key too. Tenure issues do not
stop the responsibility of those partners to work
together to resolve the issues because the kid next
door can be as much of an issue or more of an issue
than the child that happens to live in the property
you are renting out.

Q387 Mr Hands: There is also a question on thermal
comfort. Do you think the thermal comfort criterion
is adequate to prevent excess cold and subsequent ill-
health and excess winter deaths? I am not sure who
that is best directed at.
John Healey: To be perfectly frank, I have no idea
about the detail of the thermal comfort measure, but
if that is a question the Committee is interested in, I
will certainly undertake to let you have chapter
and verse.
Mr Hands: It was suggested to us for example by the
Chartered Institute of Environmental Health that
there be a thermal comfort criterion in the Decent
Homes standard.

Q388 Chair: Particularly with earlier witnesses there
was a suggestion that the SAP rating in Decent
Homes, which is only 35, should be 65 as a target for
the future.
John Healey: I am not sure I recognise those SAP
figures. What is clear is that one of the impacts and
results of the Decent Homes Programme is that on
average people’s fuel bills have been £170 a year or
thereabouts less, and that the SAP ratings have risen
higher and faster in the social sector than in the
private sector.
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Q389 Chair: I suspect, Minister, that is because
many housing associations and ALMOs have
delivered Decent Homes plus, which is admirable,
but the actual Decent Homes standard is very low
and only about 35.
Sir Bob Kerslake: Just to reiterate what the
Minister said, in the social sector the average SAP
rating is 58 compared to 48 in the private sector.
In terms of the social sector the number of
dwellings with a SAP rating of 30 or less has been
reduced from in 1996 over 14 per cent of the stock
to less than four per cent, so it is diYcult to see
how those numbers reconcile, I think.

Q390 Chair: I think it is the diVerence between the
standard that is set within the Decent Homes
Standards, which is 35, and what the authorities
have actually delivered, which is indeed for many
of them well above the Decent Homes standard.
Sir Bob Kerslake: I think that is right. The practical
reality is that whatever standard is set the bulk of
local authorities now, and housing associations,
have gone higher.

Q391 Chair: Can I push on the issue of fuel
eYciency? Outside the Decent Homes Programme
the Government itself has targets for reducing
greenhouse gas emissions and housing stock is an
important part of that, and social housing stock is
certainly an important part of improving energy
eYciency of existing housing. Has there been any
consideration as to how beyond 2010, whatever
happens after Decent Homes, it is co-ordinated
with the Government’s general programme to try
and reduce greenhouse gas emissions from existing
housing, and in particular has there been any
consideration about where the money is going to
come from for what is a huge step in getting social
housing to the sort of energy eYciency levels that
will be required if we are going to meet our
greenhouse gas targets?
John Healey: It is indeed a huge undertaking and
would be a huge programme. The answer to the
first part of your question, Dr Starkey, is that that
work is going on at the moment, in particular
between our department and Ed Miliband’s
department. It is part of the work that is going on
to report on and plan for the future the heat and
energy savings strategy, which is essentially to deal
with the fact that two-thirds of the homes we will
be living in in 2050 have already been built and
therefore if we are going to seriously tackle the fact
that more than a quarter of our carbon dioxide
emissions as a country come from our homes, then
clearly our homes have to be of a better and greener
and more energy-eYcient standard in the future.
We can tackle that on the new homes front, as we
will do, with the 2016 zero carbon homes
requirement in regulation, but the work that we are
now doing to put in place plans for the future for
homes that are already built, and we will need still
in 2050 is going on but it is complex. It will be

costly. In terms of social housing, we have said that
we will look to public housing, housing
associations and council housing, to play
something of a lead role in that sort of programme
in future.

Q392 Chair: Are you expecting the funding to come
from the Government or from the utilities, say?
John Healey: I think you will have to examine the
plans in the New Year when we publish them in
order to probe and come to a view about those
sorts of questions.

Q393 Chair: I am not sure I am completely clear.
Is the current Government policy that there will not
be a Decent Homes plus standard that will be
introduced after 2010? Is that the case?
John Healey: It depends what you mean by Decent
Homes plus.

Q394 Chair: All right, can I explain what I mean
by it? You have given a commitment, Minister, that
the money will be there one way or another for all
social homes to be brought to the Decent Homes
standard, including those homes which are
currently decent but with the passage of time will
become non-decent. What we are trying to find out
is whether the Government is considering, once all
the housing has been brought to a decent standard,
actually driving standards up further by having
some sort of successor programme with higher
standards, which might include things like much
higher energy eYciency standards, for example.
John Healey: My concern is to complete the Decent
Homes Programme that we are a long way through,
but for the benefits of the tenants who still have
not had their homes improved, whether that is new
glazing, doors, central heating, insulation, new
kitchens or new bathrooms, that we complete that
job. What we are committed to doing in the
overhaul of council house financing in the HRA
subsidy system review is to make sure that we go
in the way that Peter Marsh has said, beyond the
walls of the home, to deal with concerns that there
are sometimes about common areas, levels of fire
protection, and those elements. We will base the
plans for dismantling the HRA system on those
standards. Alongside that, as I indicated earlier in
my answer, in the work on the heat and energy
savings strategy, which is joint work particularly
with the Department for Energy and Climate
Change, we are looking for the longer term at the
sort of energy-eYcient, carbon-reducing standards
and the refurbishment that will be required in the
long run for all of the homes in our country, private
and public housing. We have said, as a first
principle, that where we can we will look to social
housing, or public housing—however you like to
describe it—to play a part in leading the way and
setting any new standards of that for the future.

Q395 Chair: We want to move on to the private
sector but can I confirm with Mr Marsh that TSA
will not only be requiring social landlords to
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maintain the Decent Homes standard but will
require them to agree additional standards locally,
which can only be higher not lower?
Mr Marsh: Under the direction we are required to
ensure that providers maintain Decent Homes and
we require providers to be clear about their
interpretation of that standard. Where they can,
and where resources allow, we will encourage the
development of a local standard beyond the Decent
Homes minimum.
John Healey: I will supply the Committee with
detail of this tomorrow. I am announcing today a
programme assessment of the Decent Homes. I am
concerned that some local authorities, the poorest
performing local authorities, are going backwards.
I want to make sure that they are not letting their
tenants down, and that they are also getting the
benefit of the lessons learned in other areas. I am
concerned, for instance, that 27 local authorities
have seen their levels of Decent Homes drop
backwards in the last year. I am concerned that ten
authorities had more than a third of their stock at
the end of 2008–09, in other words April this year,
non-decent. I am particularly concerned that 14
authorities had an increase in their non-decent
stock over the last couple of years of 10 per cent
or more of the total homes for which they are
responsible, and this is a programme assessment
that will be completed by the end of February and
to which I am looking to your Committee’s report
to make a substantial contribution—and I welcome
your report for when you produce it.

Q396 Mr Hands: How much funding has been
made available through the Decent Homes
Programme for improvements in the private sector
and what work have you carried out to assess the
value for money of the work carried out with
that funding?
John Healey: Roughly £1 billion over this spending
review period. Bob, can you give an indication of
how we track the spending?
Sir Bob Kerslake: It is tracked predominantly
through the local authorities; the funding goes
directly through to them from the private rented
sector, not through the HCA in this instance. The
tracking is done through the local authorities and
through regional arrangements for funding.

Q397 Mr Hands: Are you satisfied that value for
money has been achieved? It is all very well saying
it has been tracked through the local authorities,
but who is seeing whether value for money is
achieved? Is that only the local authorities or are
you also assessing their returns centrally?
John Healey: That would be a matter for our
department and the Audit Commission in their
routine programmes of ensuring that local
government is spending and delivering eVectively.

Q398 Mr Hands: So there are no additional checks
on them, no specific checks on the private sector
funding?

John Healey: We are able, through the returns we
get from local authorities and from the regions, to
trace the impact of the Government investment
that we make in this programme. Disentangling
what is central government contribution from what
is normally supplemented to and added to by local
authorities is clearly more diYcult.

Q399 Mr Hands: It sounds as though it would be
very diYcult on that basis to assess the value for
money of that £1 billion of investment.
John Healey: I think what we can point to, though,
is the figures for the number of homes or number
of vulnerable households in particular that may
have been helped over any reference period by the
sort of investment we have been prepared to make
into the private sector in the Decent Homes
Programme.

Q400 Mr Hands: On a pound-for-pound basis have
you got more homes moved up to the Decent
Homes standard in the private sector than in the
public sector? That would seem to be a simple
value-for-money assessment you could do. Is that
true?
John Healey: I have not made those calculations
because I am not sure you can draw a pound-for-
pound comparability between the range of
circumstances you find in the private sector with
what is essentially a public housing programme,
which is the Decent Homes Programme. I am going
to let the Committee have the data that we have
from the regions on this—Mr Hands, if you want
to do those sums, then you can do them.

Q401 Mr Hands: But you have already said,
judging by the fact that you have data in front of
you that show which local authorities are lagging in
getting the number of their homes up to the Decent
Homes standard—its sounds like you will be
naming and shaming particular local authorities—
on that basis you must be able to see how many
homes you have brought up to Decent Homes
standard in both private and public sector in each
authority, and you should be able to make an
assessment on whether you are getting a better
bang for the buck in giving money to the private
sector than to the public sector.
John Healey: That is not correct. I am able, as you
would expect, to track the progress of local
authorities and housing associations, particularly
local authorities, through the Decent Homes
Programme which we put in place for public
housing. The condition of private sector home
housing, local area by local area, is a matter for
which there is a general responsibility for local
authorities to make an assessment of. Therefore it
is not possible to make a direct comparison
between an assessment of a programme designed
and delivered for social housing and that designed
to help some of the most vulnerable households in
a very wide range of circumstances in the private
sector.
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Sir Bob Kerslake: I wanted to emphasise the point
that the Minister is making. The goal in relation to
the private rented sector is diVerent. The focus there
is on the number of vulnerable people in non-decent
housing, and therefore focused more on the person
than the handling of the whole of the stock. If you
look at the performance in increasing the number of
people deemed vulnerable in decent housing in the
private rented sector—overall that progress has been
quite strong towards the target. But a like-for-like
comparison is not relevant because you are trying to
achieve diVerent things. In the case of the social
housing sector the aim is to do all stock; in the case of
the private rented sector the focus has been on those
people deemed vulnerable living in private rented
stock rather than the whole of the stock. It is doing
a diVerent job. What we can say is that as far as that
is measured, progress towards that target is good.

Q402 Mr Hands: I still think you should be able to
look at the amount of money being put in and the
number of homes, regardless of the type of
household within them and to see on a pound-for-
pound basis. There may not be a direct comparison
but you should be able to look at the data—which
worries me about whether you are getting value for
money or whether you really have any figures to test
the value for money.
Mr Hand: Mr Hands, we can certainly do that and I
will ensure the Committee has that data. What both
Bob Kerslake and I are saying to you is that because
the programmes are diVerent and the policy
purposes behind them are diVerent, then making a
direct comparability between the private sector
programme and the public sector programme
cannot be done.

Q403 Mr Hands: Here I am looking at non-decent
homes by tenure, 2006–07, published in the English
House Condition Survey, so clearly you are able to
assess the number of non-decent homes. I appreciate
you are saying it is targeted in a much more specific
way in the private sector but I would still have
thought you should be able to look at how much you
have achieved on a pound-for-pound basis. I would
like to know what your intention is for the future of
the Decent Homes Programme in the private rented
or even owner-occupied sectors. What are you doing
going forward in the private sector?
John Healey: On the Decent Homes Programme?

Q404 Mr Hands: Yes.
John Healey: That would be a matter that we will
consider for the next spending review period, and we
will make those judgments and decisions
accordingly.

Q405 Mr Hands: Are you expecting any change in
the approach that you currently have to the private
sector?
John Healey: I think it is too early to tell. We are
barely half-way through the current three-year
spending review. These are matters that will be
properly considered, and decisions will be taken, for
2011–12 onwards.

Q406 Chair: Quite a lot of witnesses in earlier
sessions, not actually the ones today, have made the
point about imposing the Decent Homes standard in
the private rented sector for example, that the local
authorities do not have enough environmental
health oYcers, they do not inspect the properties;
they are reactive not prospective; and that the focus
on vulnerable tenants is slightly problematic in that
vulnerable tenants, as everybody else, move, so you
have non-decent homes that would then cease to be
non-decent because the vulnerable tenant has moved
out of it, or vice versa. There has been a huge range
of criticisms of the approach of Decent Homes in
relation to the private rented sector in particular and
slightly less so to owner-occupiers.
John Healey: Clearly, where those criticisms are well
based and where there is good evidence, and
particularly where there are any conclusions that this
Committee might draw as a result of this inquiry, we
would take those into account in coming to the sort
of decisions that will be necessary during the course
of next year.

Q407 Mr Betts: Is it because the private rented sector
was an afterthought (because it was not part of the
original programme) in terms of tackling the private
rented sector and the problems that exist there, there
might be a diVerent strategy from the Decent Homes
Programme which is completely separate and
actually encourages local authorities to go out there
and look at the problems that exist, as many of them
seem currently not to have a policy for dealing with,
and putting a private rented sector strategy together
in each area?
John Healey: There is a diVerent strategy for the
private rented sector Decent Homes from the public
sector rented homes, and we have made that point
already. There is a variation in the degree to which
local authorities currently have sought an
assessment of the private sector Decent Homes
problems in their area, and the question for the
future of some of the things that we are concerned
about in the Decent Homes for the private sector is
clearly linked to any decisions that Government may
take on a broader front, including, as we discussed
earlier, the heat and energy savings strategy.

Q408 Mr Betts: There is a feeling, and certainly
witnesses have said to us that local authorities very
often do not appear to have a strategy; that there are
powers around HMOs but they probably do not go
far enough. There are powers possibly around
selective licensing where there are real diYculties in
the private sector, and very few local authorities
have come forward to request government support
for going down these routes. Is that not concerning,
that really there ought to be a wider look into and
that we are not getting it back from local authorities
at present?
John Healey: Both the area of selective licensing and
the question of a case for an extension on houses for
multiple occupation powers are areas that I am
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looking at very carefully at the moment. They are
not necessarily simply about Decent Homes, as you
appreciate, Mr Betts. Were we to look at some
obvious steps in each of those areas, they may not
necessarily have a direct impact on the Decent
Homes concerns that this Committee is looking at at
the moment.

Q409 Chair: Can I ask one very specific question.
Private sector housing was in PSA7 and now it is
being monitored as a legacy target. What does that
mean?
John Healey: If I may, I will set that out in writing
for you.
Chair: Okay. If it does not mean anything just tell us
it does not mean anything and then we can get rid of
it. Thank you very much indeed.
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Written evidence

Memorandum from SHAL Housing (BDH 01)

DECENT HOUSING STANDARDS—COMMUNITIES AND LOCAL GOVERNMENT
COMMITTEE

Summary

1. This response looks at the third and fourth questions listed in the press release about this inquiry issued
on 22 July 2009.

2. It suggests that the Decent Homes Standard is out-dated and requires improvements in Criterion d:
Thermal Comfort.

3. It also recommends that the standard should not be enlarged to include “the estate” in which properties
reside, as “the estate” is not within the control of the social landlord.

4. Finally, it recommends that whilst repairs and maintenance should be part of the business of a social
landlord and funded as such, the introduction of renewable technologies in a widespread manner to enable
the country’s declared aim of reducing carbon emissions should be publicly funded.

Background

5. SHAL Housing Limited is a Registered Social Landlord with charitable objects based in Somerset
providing general needs accommodation to rent at aVordable levels. SHAL opened for business in 1994 and,
for the first five years, bought vacant property from a local authority. Since that time growth in property
numbers has been through purchase on the private market and new build. As a result most SHAL tenants
do not live next to SHAL tenants.

6. Since 1995 SHAL has run a planned maintenance and improvement programme to bring the standard
of the ex-local authority houses up to a level expected by today’s tenants.

7. Whilst much remains to be done none of SHAL’s property fails the Decent Homes Standard and all
planned maintenance and improvement is paid for from rental income.

8. SHAL initially concentrated on keeping its properties “wind and water” tight but has also carried out
a range of improvement works. Such contracts included replacing lead water mains, renewing roofing felt
and upgrading kitchens. At the behest of tenants in the 1990s SHAL installed central heating in all its
properties and has since carried out a significant range of energy conservation works, all designed to reduce
the costs of using these properties. Currently, draughty windows are being replaced with highly energy
eYcient double glazed units with “low-E” glass.

Environmental Standards, Fuel Poverty and the Estate

9. The Decent Homes Standard, with its prescribed replacement periods and low thermal insulation
standards, has been seen as a rough and ready tool. However, it does give a base against which to measure.
SHAL inspects each of its properties each six years and measures condition against the Standard as part of
a routine inspection. It also gives a base against which a planned maintenance programme can be costed.
In reality building components are replaced when needed, but as a planning tool it has its place.

10. However the world has moved on since the Standard was first thought up. The Code for Sustainable
Homes is now a required standard for new build. SHAL annually surveys tenants about fuel poverty. Global
warming and the response of the government to it are frequently in the news. And yet Criterion “d” (Thermal
Comfort) of the Standard says that 50mm loft insulation is suYcient in a home with gas/oil heating.

11. There is a strong argument that the Standard should now be improved to reflect a need to upgrade the
country’s existing housing stock to more appropriate insulation levels.

12. In SHAL’s case, however, it would not be appropriate to include the “estate” in the Standard as so
much of our housing is dispersed with others owning considerably more of the properties in any
particular area.

Will Management Organisations have Sufficient Funds?

13. Any landlord should be capable of maintaining their housing stock. Regular routine preventative
maintenance should be built into every landlord’s year.It should be budgeted for and take priority over other
opportunities for expenditure. Experience shows that repairs are the most important aspect of a housing
service to tenants and this was borne out in the recent Local Conversation held by the Tenant Services
Authority. Registered Social Landlords operate in this fashion and, when local authorities are allowed to
run similarly, there should be no need for management and maintenance allowances and grants for general
property maintenance.
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14. The government have a stated policy of reducing carbon emissions in its Low Carbon Transition Plan.
Much is made, in housing circles, of the eVect the Code for Sustainable Homes will have on new build, but
most of the dwellings in existence now will still be in use in 2050. SHAL has carried out much to improve
insulation values in its housing stock and has installed many energy eYcient components and continues to
do so. However, if our society is to make a big hit on reducing carbon emissions something needs to be done
with the country’s existing housing stock.This could require a major retro-fitting of low carbon technologies
such as solar water heating, photo-voltaic electricity generation and heat pumps.If the government decided
that social housing should lead the way this would require additional investment which the current level of
rent would not fund.In such circumstances grant aid would be required.

August 2009

Memorandum from College of Occupational Therapists (COT) (BDO 03)

1. Summary

— Occupational Therapists recommend the benefits of good practice in integrating individual
tenants’ needs for improved accessibility, particularly with bathrooms and kitchens, into housing
providers’ planned refurbishment programmes carried out within the Decent Homes Agenda.
Such practice needs stronger incentives for housing providers in order for it to spread.

— The potential for the Housing Health and Safety Rating System to identify, in particular, private
sector home owners who require improvements of accessibility to their properties should be
investigated further with a view to encouraging good practice in this area.

— Local good practice in co-joining DFG together with Home Improvement Loans and Warm Front
funding should be identified and disseminated more widely.

— In some cases, availability of funding for home improvements as a loan may operate as a barrier
to use of Disabled Facilities Grant, particularly for home owners who cannot or will not consider
a loan. A systematic investigation of the size of this problem is recommended.

— The London Housing Design Guide is an example of locally developed guides which benchmark
quality in housing design and that would oVer beneficial underpinning some of the strands of
Decent Homes Agenda over and above basic criteria from mandatory regulations

2. Introduction

The College of Occupational Therapists (COT) is pleased to provide a response to the Communities and
Local Government Committee’s announcement of a new enquiry into; “Beyond Decent Homes: decent
housing standards post 2010” consultation, which has been assisted by the COT’s Specialist Section—
Housing.

The College of Occupational Therapists is the professional body for occupational therapists and
represents over 28,000 occupational therapists, support workers and students from across the United
Kingdom.Occupational therapists work in the NHS, Local Authority social care services, housing, schools,
prisons, voluntary and independent sectors, and vocational and employment rehabilitation services.

Occupational therapists are regulated by the Health Professions Council, and work with people of all ages
with a wide range of occupational problems resulting from physical, mental, social or developmental
diYculties.

The philosophy of occupational therapy is founded on the concept that occupation is essential to human
existence and good health and wellbeing.Occupation includes all the things that people do or participate in.
For example, caring for themselves and others, working, learning, playing and interacting with others. Being
deprived of or having limited access to occupation can aVect physical and psychological health.

3. Information and Recommendations

3.1 Housing Adaptations funded by Disabled Facilities Grant (DFG) may seem to be a separate agenda
to Decent Homes but in practice, occupational therapists find that there is overlap both to the benefit and
detriment of their service users.

3.2 On the positive side, the College of Occupational Therapists (COT), through its Specialist Section
membership, has experience of local authorities and Housing Associations in which social housing
programmes under Decent Homes and general repair programmes include people’s mobility and access
needs within refurbishment plans. As far back as 2003, a good practice case study now published on the
Department of Communities and Local Government website, gave an example of a London based Arms
Length Management Organisation (ALMO) altering a bathroom to accommodate the tenant’s wheelchair
during a Decent Homes programme.1
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3.3 Occupational therapists commend good Local Authority and Housing Association practice in which
tenant’s needs related to disability are identified prior to the commencement of major refurbishment
programmes. Any specialist assessments will be carried out at this point so that the tenant does not have the
upheaval of refurbishment followed by the upheaval of an adaptation. The works are completed under one
specification and, by amalgamating costs of both aspects of the specification, a lower final price may well
result. Local agreements between Housing Associations and Local Authorities on levels of provision of
adaptation could take this aspect of the Decent Homes agenda into consideration to spread such good
practice.

3.4 Aligning refurbishment programmes and improving accessibility in and to people’s homes is practice
COT would recommend as benefitting both tenants and public spending. However, with current spending
streams and performance indicators, there is little incentive for Housing Associations and Local Authorities
to go to the extra organisational trouble involved in identifying need and making extra assessments. This is
due to an unintended consequence of current funding through Disabled Facilities Grant for “one oV”
adaptations which does not impact on housing provider costs. Completing adaptations within the overall
cost of a refurbishment programme passes the cost to housing providers with no compensation for bearing
these costs. In addition there is no recognition for this innovative way of meeting disabled people’s needs
through quality audits within Decent Homes performance measures. It is therefore unsurprising that in
2007, “very few authorities were systematically building lifetime homes considerations into their schemes,
most dealing with these issues as adaptations on a one oV basis”2 and thus treating access needs as a separate
issue to Decent Homes activity.

3.5 In the private sector, occupational therapists are aware of cases in which oYcers visiting home owners
for the Housing Health and Safety Rating System (HHSRS) or subsequent Home Improvement Loans
identify people in vulnerable households3 as in need of social care assessments and particularly assessments
leading to adaptations such as stairlifts and improvements to property access. This may well be a result of
change in focus under the HHSRS system, directing the oYcer implementing the tool to have a concern for
potential occupants’ experiences of fall hazards on stairs, and uneven surfaces as well as excessive cold. Local
authorities report confusion over whether the person they are to have in mind in administering the tool is
simply an imaginary subject or the actual occupant.4 This confusion may have the inadvertent benefit of
bringing the actual occupant’s situation more clearly into focus for the visiting oYcer. Again this is local
anecdotal practice and not mainstream. COT is not aware of data collection and analysis on the relationship
between implementation of HHSRS and “referring on” practice among oYcers carrying out this rating
system. Systematic investigation would provide evidence for disseminating this potential for practical
benefit in encouraging integrated øhealth and housing’ thinking by front line workers.

3.6 Following the government drive to bring non-decent homes up to standard in the social housing sector,
the private sector is now of concern. According to Housing Survey Bulletin of January 2008, 3.2 million of
the vulnerable households are accommodated in other tenures than social housing, forming 43% of non-
decent homes occupancy in comparison with 33% of social households. Worryingly, the vulnerable
households form a greater tranche of non-decent homes occupancy than do non-vulnerable households
at 36%5

3.7 Loan products developed to support upgrade of non-decent homes, particularly Home Improvement
Loans, may be used with Disabled Facilities Grants to add flexibility of funding to the work needed e.g.
Warm Front funding. For instance, if the internal works to a property are deemed necessary and appropriate
to meet the disabled person’s needs and are close to the Disabled Facilities Grant limit; the cost of dealing
with a Category 1 Hazard for the uneven surface on access to the property may be dealt with under a Home
Improvement Loan and still meet the disabled person’s access needs. This is purely a local decision to operate
co-joining of the DFG and Home Improvement Loan funding streams for a specific case and whilst benefit
accrues to the applicant, no substantial incentive in terms of recognition is oVered to the local authority to
encourage such creative approaches. A time of economic uncertainty is likely to result in a retreat to the
known risks of the tried and tested rather than encourage new and creative funding approaches unless there
are counterbalancing drivers from external support and encouragement.

3.8 On the negative side, bringing homes up to Decent Homes’ standard may be a barrier to using
Disabled Facilities Grants for some people. Category 1 hazards require mandatory action. As described
above, that may work to the disabled person’s advantage but where the product directed to meet access needs
is a grant, whilst the product directed to Category 1 hazards is a loan, the disabled person may have reasons
to refuse the loan with its charge on the property. In that case the Disabled Facilities Grant will normally
not proceed—for instance it would be unreasonable to install an electrically powered lift when the electrical
wiring is already unsafe.

COT is not aware of any systematic research into the unintended impact of loan products as loans on the
uptake of associated grants, but bases this point on anecdotal experience of individual members. Given the
number of vulnerable households in non-decent property cited previously, it is a point to be raised and
further systematic investigation of the extent of risk involved would be useful.

3.9 Finally, it would also be helpful to ensure the Decent Homes Agenda is not developed in isolation
from other home and neighbourhood design agendas. For instance, the new London Housing Design Guide,
currently under consultation (see London Development Agency at http://lda-consult.limehouse.co.uk/
portal), has the laudable aim of benchmarking design and quality of London’s housing and thus is not a
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separate issue to the overall Decent Homes agenda as it aVects London. It would be helpful to integrate the
principles of such design guides, and London is by no means alone in developing such guides, into the Decent
Homes agenda to take basic expectations beyond the regulated minimum for space and accessibility.

Reference publications from Department of Communities and Local Government website:
1 Decent Homes Case Studies (2003) Good Practice Guidance
2 Implementing Decent Homes in the Social Sector (21/02/07) page 24
3 Making Private Sector Homes Decent (14/07/07)
4 Implementing Decent Homes in the Social Sector (21/02/07) page 22
5 Housing Survey Bulletin. Issue Number 2 (January 2008)

August 2009

Memorandum from Care & Repair England (BDH 04)

This submission concerns the Committee’s interest in:

— What steps the Government needs to take to ensure that decent housing standards are met and
sustained after 2010 and in particular the questions:

— How should the Decent Homes target for private sector homes occupied by vulnerable people
be taken forward?

— Are adequate arrangements in place for the future regulation of minimum acceptable housing
standards?

— Are there local examples of innovative best practice with wider post–2010 applicability?

Summary of Key Points

— This submission is concerned with the application of the Decent Homes Standard in private sector,
particularly those homes that are lived in by disadvantaged older and disabled people. The
majority of non-decent housing is concentrated in the private sector (5.3m of the 7.7m non-decent
homes) and less progress has been made towards improvement of the stock than in the social rented
sector (1.1m non decent).

— Disadvantage straddles tenure, with many low equity/low income older home owners living in
worse housing conditions than many social rented tenants.

— We would propose that in order to make progress on improving the condition of the private sector
stock for vulnerable groups, an enforceable target which obliges local authorities to make progress
towards achieving such a target is necessary. This target should be set at, at least 80%.

— This added impetus to improve housing for vulnerable groups, particularly older people, is a
crucial step because of the potential impact on the related demand for health and social care
services.

— Higher priority needs to be given to private sector housing expenditure that is targeted in ways that
are planned and delivered in partnership with the health and social care sectors. This should also
include improved targeting of related initiatives such as WarmFront.

1. About Care & Repair England

1.1. Care & Repair England is a national charity established in 1986 to improve the housing and living
conditions of older and disabled people.

1.2. Its aim is to innovate, develop, promote and support housing policies and initiatives which enable
older and disabled people to live independently in their homes for as long as they wish.

2. Basis of Response

2.1. Care & Repair England was established 23 years ago specifically in response to the high incidence of
unfit and poor housing conditions amongst older people living in private sector housing.

2.2. The organisation was responsible for the early promotion and local development of independent
home improvement agencies. The aim of these services was to support older and disabled people who were
living in poor housing in the private sector to undertake repairs and adaptation of their homes utilising any
means that were available to them.

2.3. The focus of the organisation has remained in the improvement of housing and living conditions of
disadvantaged older and disabled people living in inadequate housing, particularly those in the private
sector, in order to enable independent living.
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2.4. For a number of years we have been working with local older people’s groups across England to raise
the profile of older people’s views about their housing during retirement and to identify shortcomings in the
current provision of housing related services for an ageing population.

2.5. We have worked with local authorities and older people with the objective of increasing the level of
engagement with the latter in shaping local housing strategies in ways that are rooted in the everyday
experience of older people.

2.6. From this front line work feedback from local older people and local service providers about the
impact of changes to private sector housing support, Decent Homes and help with home adaptations has
been collected.

2.7. Tracking and interpreting national data about trends in Decent Homes, disrepair and older people’s
housing and commenting on this from a policy perspective is also a key part of the organisation’s work.

2.8. Care & Repair England is closely involved in policy development. The Director was the co-chair of
the Government’s Advisory Committee on Housing and Older People (HOPDEV) and as such was closely
involved in the development of “Lifetime Homes, Lifetime Neighbourhoods: A national strategy for housing
in an ageing society”.

3. Question: How should the Decent Homes target for private sector homes occupied by
vulnerable people be taken forward?

— An enforceable target should be introduced by national government to secure, at local authority
level, a year on year increase in the proportion of private sector housing in decent condition
occupied by vulnerable groups, as a minimum to reach a national target figure.

— A new national target figure should be set of at least 80% (previous target set in 2002 was 70%).

Concentration of non-decency in private sector

3.1. There were an estimated 7.7 million non-decent homes in 2007, the majority of which (5.3 million)
were owner occupied (36% of all homes in this sector). Housing association stock is the least likely to be
non-decent (26%) and privately rented accommodation most likely (45%).1

3.2. Vulnerable people living in private sector housing are significantly more likely to be living in non-
decent homes (39% non-decent, 1.23 million households).

3.3. Privately owned homes are almost twice as likely to have Category 1 hazards compared to social
housing (24% vs 13%). Some 2.5 million homes had at least one of the types of falls hazards and 2.2 million
an excess cold hazard.

3.4. The likelihood of living in a non decent private home is higher for people who are over 75 years, older
single women, black and minority ethnic elders and for those who have lived in the same home for more
than 25 years.

3.5. For these groups their home is more likely to fail the decent homes standard on the grounds of
requiring urgent repairs ie those which pose a threat to the health, safety, security and comfort of the
occupant or to forestall further rapid deterioration of the building.

3.6. There has been no discernable improvement in the number of properties meeting the Decent Homes
Standard between 2006 and 2007.

3.7. There are now slightly more low income home owners than tenants but financial help for poor home
owners has continued to decline.

3.8. Whilst large scale investment in the social rented stock has resulted in significant reductions in non-
decency in this sector, improvement in the private stock has been slower and is now at a standstill. With the
ending of the Decent Homes PSA target in 2008 there are no signs that this will improve.

3.9. Whilst bringing all social rented housing up to the Decent Homes Standard remains a National
Indicator in Local Area Agreements, there are now no national indicators or targets relating to the private
sector and decent homes.

3.10. Over the past 25 years state expenditure on improvements to private sector stock has fallen from
£1,040 million in 1983–84 to £266 million 23 years later in 2006–07.2 During that time the cost of building
has gone up by a factor of more than three and house price inflation by a factor of 8.6.

3.11. The government has recently further reduced the budget for private sector renewal by 25% in
2010–11, shifting the funding originally allocated to this sector into the budget for building new homes.

1 CLG 2007 English House Conditions Survey (2009) London, CLG
2 Wilcox S 2001 Housing Finance Review 1999–2000 JRF & CIH.(1983–4 figure) CLG Housing Statistics 2008 (2006–07 figure)
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Potential impact on health and social care of older people

3.12. Tackling health inequalities has been a government policy priority for a number of years. Many of
the common chronic health conditions linked to early death and inequality, particularly for older people,
have a causal link to housing. These include heart disease, strokes, mental health, respiratory conditions,
arthritis and rheumatism.

3.13. The majority of related health and social care policies stress enabling older and disabled people to
live independently in their own homes for longer and to deliver care and health services at/or closer to home.

3.14. The improvement of non-decent housing amongst the older population is thus closely connected
with addressing health inequality, enabling independent living and the prevention of more costly demands
on health and social care.

3.15. Falls are one of the major causes of death and health decline amongst older people3 and there is
an established causal link between housing conditions and falling. Thus the prevalence of poor or unsuitable
housing conditions amongst disadvantaged older households can increase the risk of falls.

3.16. One of the most widely recognised health inequality linked to housing conditions is that of excess
winter deaths amongst older people. Between December 2007 and March 2008, there were an estimated
25,300 deaths in England and Wales, an increase of 1,000 from the previous winter.

3.17. There is a close correlation between winter temperature and death rate, combined with fuel poverty
and incidence of cold homes. The level of excess winter deaths in the UK is higher than in colder countries,
such as the Scandinavian countries, which have better housing, so it is often argued that the thermal
standard of properties in the UK is a significant causal factor.

3.18. One of the main reasons that homes fail the Decent Homes Standard is on the grounds of the
adequacy of heating and ventilation.

3.19. The Warm Front programme has made a positive contribution towards improvement to older
people’s warmth and comfort. However, there are issues with regard to the targeting of the help provided
and shortcomings in the scope of provision that a more comprehensive Decent Homes related local
programme might address.

Declining help for disadvantaged older home owners

3.20. Over the past two decades there has been a significant change in national government policy
concerning the responsibility of the lower income home owner for home repair and maintenance. From the
major investment via renovation grants for unfit properties during the peak years of 1982 to 1996 (when
mandatory grants ended), there was a policy position that included a role for the state in financially
supporting lower income home owners to improve properties.

3.21. Low income older people were beneficiaries of this system, particularly following the creation of the
very popular and well targeted minor works grants. There is now a more general expectation that older home
owners should borrow commercially to meet repair and renovation costs, usually via equity release.

3.22. Use of equity release by the most vulnerable groups of older home owners is already very low and
take up could be further reduced by the credit crunch, with potential implications for the decline in
housing quality.

3.23. As well as encouraging commercial loan development, private sector housing renewal funding has
also been used to fund regionally supported social loan schemes. To date this has been with mixed success,
particularly with regard to take up by the “older old” who are more likely to be living in poor housing but
less willing to borrow. The cost eVectiveness of setting up and administering small loans is also questionable.

3.24. One of the potential impacts of the credit crunch is an even greater level of worry and concern about
using equity release, given the drop in the value of property and rising interest rates.

3.25. Given the impact of poor housing on older people’s health (noted above) and the consequent costs
to the NHS, it makes economic sense to oVer modest levels of financial help with essential repairs,
particularly for those most at risk, including:

— fast track urgent repairs funding where there is a health and social care link;

— supported social lending such as via a fixed charge on a property, loans capped to a percentage of
the value and with no interest added;

— expansion of the low cost handyperson schemes that the Government has helped to encourage
through its targeted grants to local authorities in 2009–11.

3.26. It also makes economic and social sense to prevent deterioration to vulnerable older people’s
properties through earlier interventions, again potentially through urgent repairs funds and handyperson
services. Run down homes impact both on the overall neighbourhood and also on the vulnerability of the
older householder to burglary and targeted theft.

3 World Health Organisation (2007) Global Report on Falls Prevention in Older Age WHO
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3.27. The Decent Homes system includes assessment of a property regarding the need for urgent housing
repair as well as being linked to the Housing, Health and Safety Rating Scheme. This system does therefore
have the potential to be used for targeted interventions which particularly focus on properties with a
Category 1 Hazard or urgent repair need and which are occupied by an older person whose health and well-
being is at risk. (See examples below)

Leeds Example

Leeds City Council has been operating a fast track, small urgent repairs grant system in partnership with
Leeds Care & Repair. Grants are payable where there is a risk to the health and safety of the older person.

Last year 524 older and disabled people on low incomes were helped by the scheme, which only cost
£300,000. The average small grant is £600.

By keeping administration to a minimum, Leeds Care & Repair is able to turn around these jobs very
quickly and make a real diVerence to older people’s lives.

These low cost interventions are not only important for the health and well-being of the individual older
person, they can result in real savings in the medium and longer term for health and adult care services—
prevention in action. For example:

Mr & Mrs M are an older couple who live in a small terraced house which they own. They live on a
small pension and have no savings left. Their gas boiler was obsolete and beyond repair, the kitchen
taps were not working and the roof was leaking. Mr M has a skin disorder—his bandages need
changing twice daily and his legs need regular washing. Mrs M was boiling water in kettles and
carrying them around the house. Care & Repair was able to use a small repair grant to replace all of
the taps and repair the leak to the roof and obtained a Warm Front Grant to replace the boiler. Mrs
M said “I now feel a great stress and anxiety lifted oV my shoulders”.

Such urgent repairs are also preventing deterioration to the property, which cumulatively can have a
negative impact on a neighbourhood.

Blackpool Example

Blackpool Council operates a system of both small, essential repair grants that can be swiftly put into
place to safeguard a person’s health and wellbeing alongside more major work that addresses both wellbeing
and work required to bring a property back up to the Decent Homes standard. The work is administered
by Blackpool Care & Repair and is focussed in particular on cases where there is a potential impact on the
health and safety of the householder arising from the disrepair. Blackpool has the lowest male life expectancy
in the country and is a Spearhead PCT area, thus the Care & Repair service and the council work closely
with the PCT on joint initiatives to reduce health inequalities through housing interventions.

Last year Care & Repair helped 527 households at a net cost of £600,000. The cost of the assistance given
ranged from £80 for a boiler repair up to £25,000 to address more serious disrepair. They were able to help
people like Mrs T where, without this repair there would have been an obvious impact on her health.

Mrs T is a widow age 84. She is blind and suVers from a variety of age and cold related illnesses. She
lives alone in the property which dates from the late 1800s and has no savings to carry out repairs.
She has a supportive neighbour but had stopped asking them round as she was embarrassed about the
smell of damp. Mrs T asked for a handyperson visit for a dripping tap. When the handyperson visited
they found that Mrs T had no heating or hot water, a leaking toilet, rotten doors and windows and
was unable to access bathing facilities. Care & Repair used the Home Repair assistance to replace
the rotten windows and doors, repaired the toilet and installed a new boiler. Mrs T was also referred
to Occupational Therapy and was assessed for a walk in shower. She is so grateful for the work that
has been carried out to enable her to remain in her own property, free from draughts and in a warm
environment. She also thinks the walk-in-shower is absolutely fantastic and cannot thank us enough
for carrying out the work.

September 2009

Memorandum from Waterwise (BDH 05)

Waterwise is an independent, not for profit, non-governmental organisation focused on decreasing water
consumption in the UK and building the evidence base for large scale water eYciency. We are the leading
authority on water eYciency in the UK. We sat on the UK Environment Minister’s Water Saving Group
alongside the water industry and regulators, for which we produced, in October 2008, the Evidence Base for
Large-scale Water EYciency in Homes.

Our aim is to reverse the upward trend in how much water we all use at home and at work.
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Executive Summary

1. We are already experiencing the impact of climate change in the UK. In the last few years the UK has
seen widespread drought and devastating floods (and both of these have led to water supply challenges to
homes). We know that in coming years there are going to be more people and less water in the UK—so less
water is going to need to go further (through water eYciency). It is also generally accepted that the most
vulnerable communities tend to be the first to suVer from climate change and its impacts.

2. In addition, water eYciency is also essential to mitigating climate change—5% of the UK’s total
greenhouse gas emissions result from heating water in homes for cooking, cleaning and bathing (excluding
space heating), so wasting less hot water reduces emissions from homes—it also reduces the emissions from
the water industry in pumping and treating water to and wastewater from homes.

3. Current Decent Homes Standards do not require or encourage water eYciency and provide
disincentives to install showers.

4. In this context Waterwise believes that in future the Decent Homes standard should include a
requirement for measures to make it easier for social housing residents and vulnerable private sector tenants
to waste less water.

5. Specifically, the Decent Homes standard, or its replacement, should include criteria for water
eYciency—these could be readily incorporated into the existing Decent Homes refurbishment programme.
At present, for example, there is no requirement for showers, and a large proportion of social housing units
contain baths only.

6. Including water eYciency requirements in the Decent Homes standard would help ensure the resilience
to climate change of the homes of vulnerable private tenants and those living in social housing. This would
tie in clearly with the existing government commitment that “In order to be decent a home should be warm,
weatherproof and have reasonably modern facilities”.

Waterwise Recommendations for Water Efficiency in Decent Homes

7. Waterwise has undertaken research which clearly shows that, in terms of the water-saving
opportunities in houses subject to the Decent Homes standard, the installation of showers is of greatest value
in terms of saving water, energy, carbon dioxide, and utility charges to the property. Standards should also be
set for taps, toilets, showers and white goods to reflect the 2009 introduction of water eYciency into Building
Regulations.

8. The majority of social housing was constructed before showers were considered a standard fitting, and
has not been refurbished to include a shower since. Current standards and the funding reflecting those
standards allows for replacement of fittings on a like-for-like basis. Under such a structure, sustainability
policies governing procurement could encourage water eYcient toilets, taps, and to some extent wet white
goods, but will not support the installation of showers. This has led to perverse incentives such as the
replacement of baths with baths. Given the water-, energy- and carbon-saving potential of shower
installations, as well as evidence that showers are in demand from tenants, there is a need to update Decent
Homes standards to include shower installations. And given that approximately 80% of homes in the UK
have a shower installed, it can be classed as a “reasonably modern facility” (see paragraph 6).

9. In 2008 Waterwise carried out a social housing retrofitting project, in Surrey, with Raven Housing Trust
and other partners (Sutton and East Surrey Water, Reigate and Banstead Borough Council, the
Environment Agency and Surrey County Council.) The project received 400K New Growth Points funding
from the Government OYce South West, which was matched by Raven Housing Trust. This project (the
“Preston project”), was a refurbishment and retrofitting project covering 400 homes, and produced savings
of up to 25% despite the lack of financial incentive (the homes were not metered for water, which was paid
for through the rent). The project included the installation of showers in homes which had only previously
had baths—building on a planned Raven Housing Trust bathroom refurbishment project which would
otherwise have only included the fitting of a standard toilet, washbasin and bath. Residents were delighted
with their new showers, and there was clearly a social gain, in addition to the water savings.

10. In May 2009, Waterwise undertook an evaluation of the social housing stock in Greater London, and
its water-saving potential, for the Greater London Authority. The study found that 80% of social housing
stock had baths but no showers, and concluded that the installation of showers was of greatest value in terms
of saving water, energy, carbon dioxide, and utility charges to the property.

11. Beneath this, while water and energy savings are relatively assured when installing showers (within
reasonable patterns of behaviour), the distinction between mixer showers (typically using water heated by
gas) and electric showers becomes relevant when accounting for the carbon dioxide and utility impacts of
showering; due to electricity having approximately three times the carbon dioxide weighting per unit energy
than gas, and on average being double the cost, electric showers should be avoided where possible under the
current carbon weighting of electrical supply.

12. The Waterwise research for the Greater London Authority concluded that eYcient mixer showers
out-performed electric showers in terms of over-all resource eYciency. However, the model did not account
for heat losses due to hot water storage, which will be present in some gas boiler systems, but not in electric
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showers. Electric showers also have the advantage of providing their own heat source and operating on low
pressures, therefore making them much more versatile and attractive as bulk purchases to apply to all social
housing stock. So electric showers should be considered only when mixer showers are incompatible.

13. As the UK moves towards its emissions reduction targets, the carbon content of electricity may reduce
to a level where this concern will become limited or invalid when compared with a gas energy source. In the
meantime, Waterwise recommends that the type of shower installed under the Decent Homes programme
should also be specified, due to the disproportionate weighting of electricity, in terms of cost and carbon
dioxide, in comparison to gas as a heat source.

14. In terms of delivery, water (and energy) savings in toilets, taps, and baths would be possible through
simply integrating water eYciency standards into the current procurement process for Decent Homes
refurbishments. A number of social housing authorities reported being considering or in the process of
developing environmental standards for procurement, which could include water-using devices included in
Decent Homes visits (most often toilets, taps, and baths). There was support for further guidance on retro-
fit compatibility, products, and installation. Such support could then help each authority to develop its own
water eYciency standards which could be integrated into Decent Homes refurbishments already planned.
So integrating water eYciency into current basic fitting standards would be a low-cost solution, and would
meet the government’s wider sustainability goals.

Conclusion

15. In conclusion, Waterwise recommends that, to meet the challenges of both adapting to and mitigating
climate change, including to minimise the expected impact of climate change on some of the most vulnerable
members of society, the Decent Homes standard should include water eYciency measures.

16. The installation of showers through the Decent Homes programme is currently blocked by a like-for-
like replacement policy.

17. Waterwise therefore recommends that the Decent Homes standard be revised to include showers, and
should set consumption standards for bathroom fittings and white goods which reflect those in the 2009
addition of water eYciency into Building Regulations. The identified trade-oV between mixer and electric
showers should be accounted for in new standards, which should encourage mixers where plumbing allows.
Shower installations could accompany boiler upgrades which are likely to provide the suYcient water
pressure for mixer showers to be installed.

The report of the Preston project can be found at http://www.waterwise.org.uk/images/site/Research/
preston%20water%20eYciency%20initiative%20-%20final%20report%20-%20march%202009%20-
%20waterwise%20with%20partners.pdf

September 2009

Memorandum from Stoke-on-Trent City Council (BDH 06)

Summary

— As a stock retaining authority with over 19,000 properties in the city we very much welcome the
opportunity to be involved in the future planning for Decent Homes.

— We would highlight that, in its current form, the Decent Homes Standard is diYcult to define
clearly for tenants.

— The Decent Homes Standard as it stands does not fully meet the expectations of tenants who would
prefer to see significant investment into their local environment. Further work would have to be
undertaken however to fully understand the financial implications in relation to expanding the
standard.

— We believe there are eYciencies to be achieved in aligning the investment into Decent Homes to
targets in relation to carbon reduction and the review of the Housing Revenue Account.

— We would welcome further clarification on the expectations for housing providers to maintain
Decent Homes Standard in the future and the available resources to achieve this.

1. Background

1.1 Stoke-on-Trent is situated midway between Birmingham and Manchester. The city has a long
industrial heritage associated with coal mining, steel works and ceramics. As a result the land across the city
is blighted with low level landfill, marl pits and mining shafts.

1.2 The housing stock in the city is dominated by pre-1944 terrace properties in the private sector and
two or three bed semi detached properties in the social sector, largely situated or monolithic social estates
on the periphery of the city.
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1.3 Levels of non-Decency in the private sector are very high wigh as many as 60% of private sector
properties failing to meet the standard (based on the 2007 update of the Private Sector Stock Condition
Survey incorporating the HHSRS).

1.4 The city council are a stock retaining authority, with a Joint Venture arrangement with Keir to provide
maintenance to over 19,000 properties in the city. We remain on track to meet the 2010 targets in relation
to Decent Homes Standard in the social sector.

2. Lessons Learnt

2.1 The Decent Homes Standard provides a minimum standard of property for tenants, however the
standard is diYcult to explain to tenants and fails to take accounts of some of their expectations.

2.2 Particular diYculties have arisen in trying to explain to tenants why some elements of their property
may be defective as part of the standard but overall the property does not fail. The assessment on individual
properties also means that neighbours may not have the same works undertaken in their properties and this
has, in some instances, caused friction.

2.3 Generic definitions of what is “reasonable” vary significantly between tenants and this has led to some
diYculties in justifying where some works have not been required.

3. Futures Standards

3.1 Feedback from tenants highlights the importance they place on environmental issues, including
external areas, paths and fencing. We would there for suggest that minimum standards are closely linked to
environmental issues on estates. The approach will however have a considerable impact on aVordability of
future programmes and generate a very significant amount of work required to address the backlog of issues.
Further consideration will need to be given to meeting the costs of additional environmental works, however
we would, within this context, support their inclusion within a minimum standard.

3.2 There is a clear need to improve the links between Decent Homes Standards and fuel poverty targets,
specifically as the Decent Homes Standard is currently set below the recommended levels of energy eYciency
and the Government targets in relation to CO2 reduction. In its current form the Decent Homes Standard
makes little contribution to these targets. There is potential however to achieve significant eYciencies by
appropriately linking these two programmes.

3.3 We would advocate that any future standard maintains a link to age and condition of key amenities.
Age is the most accessible criteria for tenants to understand as the key to trigger replaces. Any assessment
based on condition alone will reflect usage and may work to the detriment of those tenants who properly
maintain their property. In essence an assessment based on condition alone may act as a perverse incentive
for tenants to take appropriate care of components including kitchens and bathrooms.

4. Future Funding Issues

4.1 Ahead of any conclusions from the current review of the Housing Revenue Account it is diYcult to
assess what funds may be available for maintaining Decent Homes Standard in the future. A review of the
current standard should more closely be linked to the development of the Housing Revenue Account in
the future.

4.2 Assuming that no changes are made to the Housing Revenue Account it is clear tat the Major Repairs
Allowance as it stands may not be suYcient to maintain Decent Homes standard into the longer term.

4.3 As a stock retaining authority we will meet the target in place to achieve Decent Homes Standard by
2010, with additional funding aVorded by Supported Borrowing. Unlike some ALMO’s, we have not been
able to undertake wider investment programmes to bring all stock up to, or over, the Decent Homes
Standard and have, as a result, had to focus investment on stock that actually fails the Decent Homes
Standard. This has meant that we will face properties beginning to fail to meet the standard from 2011
onwards. Therefore, post-2010 we would be unable to maintain the current programme to deal with
properties falling into non-Decency without this funding.

4.4 We would therefore welcome further clarity on the expectations for managing Decent Homes failures
in the future. Specifically whether landlords will be expected to undertake repairs and renovations to
individual properties as they fall into failure or whether there will be a timeframe provided for ongoing
improvement. We would suggest that the provision of timescales for improvements oVer greater value for
money by enabling a geographically based approach for investment programmes. This approach would also
support the inclusion of environmental factors within the standard.
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5. Decency in the Private Sector

5.1 There are significant issues in relation to reducing the numbers of vulnerable people in non-Decent
accommodation within the private sector, not least in relation to identifying these households and
monitoring the numbers of properties meeting the minimum standard.

5.2 While local evidence, in the form of Private Sector Stock Condition Surveys, has indicated that there
has been a reduction in the numbers of vulnerable people in poor quality accommodation, as a result of
ongoing regeneration and investment through Kickstart, private landlord grants and Home Repair
Assistance, the issue remains considerable in the city.

5.3 We are also aware of the highly transient nature of many vulnerable people in the city, particularly
the younger age groups and those within the private rented sector. This poses significant problems in relation
to managing and targeting suitable investment.

5.4 Current resources in relation to private sector decency are limited, and likely to be reduced further in
line with national spending cuts. Targets will therefore need to be closely linked with Local Area Agreements
to enable a more targeted, local approach, through Area Based Grant.

6. Future Regulation

6.1 While current arrangements for he future regulation of acceptable standards may be adequate there
remains an issue about defining “acceptable” standards.

6.2 Further alignments between the regulation of the Decent Homes Standard and the emerging
regulation form the Tenants Service Authority is a key consideration. The Tenants Services Authority have
highlighted the need for housing providers to work more eVectively to meet the expectations for tenants.
The criteria and funding arrangements for the Decent Homes Standard provides limited flexibility to enable
this to be achieved.

7. Conclusions

7.1 In conclusion we welcome the opportunity to submit this evidence to assist in the future planning for
Decent Homes. We would highlight the need however for this standard, and associated programmes of
work, to be more closely linked to other national targets, specifically in relation to the Housing Revenue
Account and climate change. We believe that there significant eYciencies to be achieved through the
alignment of investment in social housing.

7.2 We would also highlight the need to take further account of tenants expectations in planning future
standards. Ensuring that they understand the standards they can expect is a key consideration. Funding to
meet these expectations will however prove to be a significant challenge.

September 2009

Memorandum from The National Organisation or Residents Associations (NORA) (BDH 07)

— NORA represents a significant number of residents associations throughout England. Most of the
areas represented will experience a major increase in new house building in order to meet the
government target of three million new homes by 2026. We question whether this figure is
appropriate when the ONS data upon which it is based are highly predictive, and unforeseen
changes are most likely to occur before 2026.

— Our members are concerned that the proposed new dwellings are appropriate to the needs of the
population in general, but most importantly fit the requirements of their local area.

— NORA fully supports the response to the discussion paper by the Joseph Rowntree Foundation.
Set out below are our comments:

1. What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

We support the Welsh Housing Quality Standard, to be achieved by 2012, which further than the English
or Scottish Standards, requires that houses be:

— In a good state of repair

— Safe and secure

— Adequately heated, fuel-eYcient and well insulated

— Contain up-to-date kitchens and bathrooms

— Well managed (for rented housing)

— Located in attractive and safe environments and
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— As far as possible suit the specific requirements of the household (eg. specific disabilities)

In addition to the above standards minimum living space requirements need to be laid down. (see 6)

2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

We are concerned that the Government is putting short term political and economic considerations before
the interests of some of the poorest in society as suggested by the National Housing Federation.

We disagree with the proposed 2% reduction in rents next year which will permanently reduce rental
income and the capacity for new investment. The Federation says “the Government’s plans to cut the
income for social housing by up to £260 million next year could lead to a reduction of 4,000 new aVordable
homes every year—at a time when five million people are languishing on waiting lists”.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

It is vital that social housing standards should meet the highest environmental standards. Although the
initial cost may be greater, it would be wrong to sacrifice high standards for short term economies. More
fuel eYcient, well insulated homes could contribute to a reduction in the numbers of those in fuel poverty.
New social housing and planned refurbishment of social housing should also be viewed as an opportunity
to significantly reduce carbon emissions.

The external environment is extremely important for the mental well-being of residents. Where possible
there should be minimum standards for outside amenity areas suitable for children, young people and the
elderly. These areas should be well maintained, safe and secure with an open aspect to deter anti-social
behaviour.

We are concerned that we are creating slums of the future. For example the Watercolour development in
Redhill and nearby Netherne have few social facilities and insuYcient parking. Design errors at the large
Watercolour development in Redhill have resulted in garages which are too small for a family size car.

4. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

In the current economic climate it is diYcult to forecast how management organisations will fund social
housing. However, there are positive outcomes of the recession with, for instance, a reduction in land value.
We support the idea for land to be retained by councils and put in trust, creating the opportunity for long
term aVordability. There is a need to study the practices of the most eYcient councils and ALMOs and
establish some guidelines for improvement.

With the recovery of the housing market levels of S106 contributions will increase and LAs should ensure
that these funds are eYciently negotiated and collected. It is vital that these contributions are used to meet
local housing needs.

In addition other initiatives for raising private finance should be explored such as the potential of a local
authority-sponsored loan company.

5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance? How should the Decent Homes target
for private sector homes occupied by vulnerable people be taken forward?

In principle the provision of social housing should be devolved to a local level. However, there need to be
a system for allocating funds to deprived regions where tariVs or S106 funds may be inadequate.

New social housing should be planned in cooperation with local residents in order to obtain the right mix
of dwellings and ensure that a development fits well with the character of the neighbourhood; private and
social housing should not be easily distinguishable.

With a prolonged period of economic stability and increasing standards of living, in general there has been
a major improvement in the nation’s housing. However many vulnerable people still occupy homes that fall
below basic quality of life standards. Improvements to such housing stock should be prioritised, bearing in
mind the statistics which show increasing numbers of elderly people living in sub-standard dwellings. For
example in Surrey the need for aVordable housing in some districts is already higher than the 20 year
housing targets.
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6. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

Lifetime Homes Standards should be a policy not an aspiration. Modern homes should be designed for
natural growth and change. Homes should be flexible enough to incorporate the needs of young families,
home working, the disabled and older people.

NORA members are extremely concerned that internal space standards in the UK for new build are well
below the European average and appear to be at the bottom of the range. According to a survey for CABE
during the period 2003 to 2006 the average size of British homes showed a considerable reduction. The
impact of shrinkage in living space resulted in lack of storage space, inadequate room for furniture and little
space for basic kitchen equipment. Adequate habitable room sizes (ie living rooms and bedrooms) are
needed. The old Parker Morris standards for council housing had generous storage standards producing
good quality dwellings.

There are few small houses with gardens being built resulting in a shortage for those downsizing and young
couples. Developers have argued that small houses are less viable than flats or larger dwellings. Local
councils have powers concerning dwelling mix but seem reluctant to use them. There is a serious threat that,
in seeking to achieve housing targets, more cramped and unsuitable dwellings will be built.
In The Times (22 August 2009) a report demonstrates the flexibility of the terrace house; an example of a
proposed new build is a development in Swindon where three terraces are grouped around a village green,
with community allotments and car pool clubs. It is argued that, with the right balance, this type of
development engenders community cohesion.
We support the proposals set out the report prepared for the Mayor of London ‘Housing Space Standards’
(August 2006). We urge that a national position on space standard is adopted which could be regulated
through the planning system.

7. Are there local examples of innovative best practice with wider post-2010 applicability?

Cheltenham Borough Homes is a good example of a successful programme incorporating best practice.

According to the Chief Executive the £63million “Creating Better Homes” programme was been
completed ahead of time and within budget and was delivered real improvements for thousands of tenants’
homes. This was been achieved two years before the government’s deadline.

CBH was initially set up in order to release government funding and then deliver the resulting major
investment programme to improve the quality of these homes to meet the government’s Decency Standard.
Begun in 2003, the decent homes programme has benefited around 3,500 homes, tenants and their families;

September 2009

Memorandum from the Tenant Participation Advisory Service (TPAS) (BDH 08)

Summary

TPAS welcomes the proposed select committee inquiry entitled “Beyond Decent Homes: Decent Housing
Standards post 2010”.

— We welcome the opportunity to provide evidence. The focus of our evidence is upon the centrality
of tenants to eVective delivery of the Decent Homes programmes.

— We draw upon the experiences of 15 Registered Providers (RP),4 a mix of Councils, ALMOs and
housing associations to highlight the importance of good practice.

— We highlight ten themes or strands of good practice that have emerged from the current Decent
Homes programmes and would contend that these need to become the norm in any new Decent
Homes programme.

— We propose a role for the Tenant Services Authority (TSA) to ensure that Registered Providers
adopt good practice on tenant involvement as part of their remit regulating progress on Decent
Homes programmes and asset management strategy.

1.0 About TPAS.

1.1 The Tenant Participation Advisory Service (TPAS) was established in 1989. We are the leading
independent advocates of tenant empowerment in England.

1.2 We are unique in the world of social housing, connecting tenants, tenant led organisations, Registered
Providers, contractors, and regulators to achieve great communities.

4 RegisteredProviders (RP) is the term used introduced by the Housing andRegeneration Act 2008 for social housing landlords
that are registered with the Tenant Services Authority.
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2.0 The Centrality of Tenants to the Effective Delivery of the Decent Homes Programmes.

2.1 TPAS has brought together the views of a range of RPs. We draw upon information from eight
housing associations or trusts, six Arms Length Management Organisations (ALMOs) and one council with
retained stock. All highlight the way that tenants are central to their work on Decent Homes and wider repair
and maintenance activity.

2.2 The Decent Homes programme has benefited from tenant involvement. We would suggest that any
replacement programme for Decent Homes must also draw upon the good practice.

2.3 The key role for tenants within the current Decent Homes programme has been to bring the practical
experience of defining and identifying programmes of work that is required.

2.4 Linked to this is the experience and judgement of tenants about what will work best on their estate
or in their neighbourhood, hence the key need for tenants to be central to monitoring and inspection.

3.0 The Evidence.

3.1 Selby Council established a Major Works group in 2004. The groups’ aims are to:

— establish a Major Works Group Work Plan

— enable tenants’ views to be represented in discussions and decisions regarding planned
maintenance, cyclical works, modernisations and major works.

— provide a link between council oYcers and tenants.

— involve tenants as local representatives.

— raise standards of customer care.

— monitor the performance of contractors and the major works process.

— uphold the equal opportunities policy of the Council.

3.2 Raddons Housing Association, part of the CircleAnglia group, has also established a Major Works
(Decent Homes) Tenant Advisory Group. This ensures tenants can influence the work needed. They act as
scrutinisers.

3.3 Raven Housing Trust has a long established record of resident involvement. They involved tenants
in all aspects of Decent Homes:

— “A group of residents were involved in the interview stage of choosing a suitable Decent Homes
contractor

— Sub groups were created, the largest one has 30 residents who meet quarterly or sometimes monthly.
They influence choice of the products that are used. The impact of their involvement increased the
kitchen unit choices from 4 to 6, they increased the handles choices, they choose kitchen and bathroom
tiles and borders, they choose flooring colours, bath panel and the brand and type of shower. The group
were kept informed of any discontinued products and given choice of further product styles. They were
informed about cost and progress of the Decent Homes Programme. At every meeting the Decent
Homes contractors were present to answer any questions and listen to suggestions.

— We had a communication sub group where residents were used to test the Decent Homes
communciation documents. This was another powerful tool as residents saw things that the contractor
did not and made useful suggestions and comments for improvements. They also asked for the
contractor to have hi-vis jackets with numbers on the front and the back so residents did not feel
uncomfortable complaining about a contractor and several other things.

— Raven’s Resident Inspection Team inspected the Decent Homes Service and their involvement has
improved the service delivery to residents. The Resident Inspection Team will carry out a short notice
inspection on Decent Homes to ensure the services are still being delivered to a high standard.”

TPAS undertook a review of the Decent Homes Inspections carried out by the ‘Raven Reporters’ team
of tenant inspectors. We would be pleased to share this report with the Select Committee.

3.4 Bournville Housing Trust’s (BVT) Maintenance Panel is a further example of a RP bringing tenants
into the heart of decision making on maintenance. BVT in its publication “Empowering the Community”
(2008) highlights the advantages for contractors and the financial benefits of their approach.

3.5 Cheshire Peaks and Plains Housing Trust provide a good example of how tenants input into all
aspects of planned, reactive and cyclical work. The Trust:

“involves customers in the selection of contractors engaged to deliver improvements and services
to their homes. This involves the review of specifications, agreeing a suitable framework for
continuous improvement via a set of appropriate KPIs and scoring bids from contractors on a cost/
quality basis.

The Trust’s Property Services Team has initiated a number of monitoring groups which
predominantly consist of customers and meet on a monthly basis to actively manage various work
streams and improvements that are currently in progress. Particular emphasis is placed on
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Customer Satisfaction, Key Performance Indicators, Customer Compliments & Complaints,
Specifications (particularly developing customer choices), and Value for Money, Finance and
improving procedures and processes.”

3.6 Steve Knight, a tenant from One Vision Housing has highlighted that:

“I have been fortunate to be involved as a tenant with One Vision Housing in Sefton Merseyside
in the procurement of contractors and also involved in the selection of kitchens and bathrooms
and the outside doors, I and other tenants have been involved from the beginning and continue to
monitor our landlords progress with the decent homes improvements, we are fortunate as tenants
that we can, and do, monitor progress, We have contact with all our contractors and One Vision
Housing, if we have a complaint its dealt with very quickly.”

3.7 Gloucester City Homes, an ALMO provides extensive information to tenants and involves them in
monitoring of the contractors doing Decent Homes work:

— Partner monitoring meetings

Tenants are involved in monitoring the performance of our decent homes partner.

— Down your Street.

On an annual basis Gloucester City Homes carries out an event themed to deliver key information
and consult on the decent homes programme, improvements, planned works and estate
improvements.

3.8 Eastbourne Homes, another ALMO undertaking a £50 million investment programme. They have
developed good practice:

— Tenant Involvement Our customers were fully in involved in choosing the supply chain following
the appointment of the main contractors. This definitely helped ownership of the project at an early
stage. Various meetings and workshops were held. The supply chain was chosen following the
suppliers showing their wares at open forums, for example.

— Tenant Liaison. The contractors have a strong resident liaison team which deals with most issues
directly and has proved very successful.”

3.9 Bracknell Forest Homes have highlighted the work of their Major Works Team.

“Now the major works has been going for a year we still have our tenants on the major works team,
we also have an other group that go out and inspect the work once it’s finished. This group works
closely with tenants to find out how they were treated by the contractor. This allows consideration
of ways to improve the service rooted in the experience of tenants. This information is feed back
and considered by diVerent customer groups looking at the implementation of Decent Homes
work.”

3.10 LHA-ASRA a large London based housing association group has involved tenants in a range of
ways:

— “involved tenants in designing the tenants choice and choosing the options that were made
available

— tenant consultation events in each area prior to work to explain Decent Homes and to show tenants
samples to assist them in their choices, followed up with local newsletters explaining the process

— tenant consultation events involving contractors during the work to pick up any issues—including
regular updates to residents associations if there is one in the area

— using “show homes” so that tenants can see standard of work they should expect and to assist with
making choices.

— individual choices for households with a range of options.

— End of work events to evaluate process—for example a fun-day in Leicester which led on to the
development of a residents association—in addition to customer satisfaction surveys to all who
have received works. We have learnt a lot from each evaluation enabling us to improve the
programme year on year. Any tenant who has advised us of any concerns through the evaluation
has been personally contacted so we can try to resolve the issue.

— contractors are now expected to provide a tenant liaison oYcer.”

LHA-ASRA “has also run a ‘Decent Places’ budget alongside Decent Homes to pick up local environmental
improvements to run hand in hand with property improvements. Tenants have decided how this money should
be spent—for example a successful alley-gating project in Hartshill, North Warwickshire.”

They have also published a consultation protocol:

“This protocol is designed to

— involve residents in making decisions and choices about the works that will be carried out in
their homes

— Create opportunities for feedback and comment by residents about the quality of the work
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— Ensure we communicate eVectively to residents about the process and progress

— Ensure we are organised within LHA in terms of communication

— Ensure that the contractors and consultants carrying out work on our behalf are signed up to the
same process.”

3.11 Building contractor Lovell’s have highlighted the importance of tenant involvement to the
completion of successful Decent Homes work:

“Tenants at St Clements House and Wimberger House have been at the centre of the modernisation
scheme which has radically improved their homes. All residents are aged 50 and over, with a
significant number in their 70s and 80s. The Lovell resident liaison team helped ensure that their
needs were addressed during the refurbishment work. Tenants have been kept up to date on the
progress of the work through regular visits from the resident liaison team and a newsletter. Tenants
have taken a leading part in all the major decisions concerning the refurbishment of their homes.”

3.12 Aldwyck has involved residents in decent homes programming and delivery. Tenant Board members
have been involved in agreeing our overall approach to meeting the DHS, to prioritisation of work to achieve
the standard and our longer term investment strategies:

— We have involved residents in our selection processes to ensure that our main and sub contractors
are alive to customer needs and expectations

— The customer information packs that accompany our DH works have been developed and agreed
with tenants

— Our Resident Asset Management Group have been consulted on the standard specifications for
key DHS works

— Residents reviewed and agreed the format and level of DHS detail provided on the AHG website

This highlights the link between long term asset management planning and tenant involvement.

3.13 St Leger Homes, the Doncaster ALMO has a Standing Joint Committee (SJC) which is a committee
of chairs from various diVerent Tenants’ and Residents’ Associations (TARAs):

— The SJC are consulted in the choice options that are oVered to tenants for their improvements, for
example they help choose the colour options for floor tiles etc.

— At the end of work each tenant receives a handover pack which contains advice and some
instructions on how to use their new appliances. Tenants were involved in reading the instructions
to make sure they were understandable.

— The Chair person of the SJC or another committee member sits on all of the Decent Homes
committee meetings. They have input from a tenants perspective and act as the voice of our tenants.

— We work in partnership with our TARAs on community events, for example Henry Boot one of
our Decent Homes contractors recently helped organise a fun day with a local TARA in the
Highfields area.

— At the end of each scheme, tenants are invited along to an ’end of scheme meeting’ where they meet
up with St. Leger Home’s staV and contractors and feedback any comments for improvements.

— All the decent homes letters that are sent out to tenants are first sent to a panel of tenants called
TalkBack. They approve the letters and make sure they are in “plain English”.

3.14 South Tyneside Homes.

The South Tyneside ALMO has highlighted how the tenants influenced their Decent Homes work on
18000 homes. The Decent Homes programme for South Tyneside reflects the priorities of tenants in the
borough which were identified through extensive consultation. They are:

— tackling the worst homes first

— having an early priority programme for doors

— spreading work evenly throughout the borough

— doing internal work as a package to minimise disruption

The programme will also bring homes in the borough to the South Tyneside Standard which exceeds the
Government’s Decent Homes Standard, providing tenants in South Tyneside with not only warmer and
cheaper to run homes but homes which are better equipped and higher quality.

The choices available to customers through the South Tyneside Standard have been developed in
consultation with customer focus groups.

3.15 Poole Housing Partnership (PHP).

PHP have gone one step further than many landlords and developed a higher standard than the Decent
Homes requirements. The so-called “Poole Standard” is well highlighted by the example of the extensive re-
wiring programme for 5500 homes undertaken on behalf of the ALMO by “Signpost”.
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The company employing a dedicated Resident Liaison oYcer was able to ensure good involvement with
tenants both in defining the work per property and in monitoring and evaluating the programme of work.
It is clear that the programme of work and the contractor benefited from close working with tenants.

The PHP approach also highlights how a very strong customer focus can be adopted and married with
more traditional tried and tested participation work.

4.0 Common themes from resident involvement in Decent Homes.

4.1 From the small amount of examples highlighted above a picture of good practice can be identified.
The ten key themes are:

— There is evidence of strategic influence

— The importance of setting priorities.

— A wide range of forums are giving tenants influence.

— Influence ranges from setting priorities to inspecting outcomes. (Quality assurance)

— Tenants are involved in procurement and partnership working with contractors.

— There is a lot of evidence that RPs are keeping tenants informed and updated.

— Ensuring Plain English/accessible information

— Decent Homes Liaison teams ensure good working between Tenant, RP, contractor

— Tenant involvement in choosing the contractor.

5.0 Role of the Tenant Services Authority.

5.1 TPAS is a strong supporter of the new regulator and impressed by its commitment to consultation
and engagement with tenants. Their role as a ‘new style’ tenant focused regulator still needs to be tested and
the success of the TSA will ultimately depend on how tenants perceive its eVectiveness.

5.2 The TSA is currently in the process of establishing standards (as required by of the

Housing and Regeneration Act.) One standard relates to ‘Quality of Accommodation’. A second standard
relates to repairs and maintenance

5.3 TPAS wants to see the TSA requiring all RPs to make long term provision to maintain their housing
stock and to ensure that this is reflected in:

— Asset Management Strategies

— Repairs and maintenance programmes.

5.4 As highlighted above we want to ensure that tenants are fully involved in all aspects of any future
Decent Homes programmes and that their participation is central to all stages of a programme of work
including inspection.

5.5 TPAS recommends that the Select Committee support the importance of tenants being involved in
Decent Homes programmes, repair and maintenance programmes and the development of asset
management strategy. and that the TSA be required, as part of its regulation role, to ensure RPs adopt such
an approach.

September 2009

Memorandum from Circle Anglia Ltd (BDH 09)

As well as answering your consultation questions there are three key points we wish to make in response
to this consultation paper.

Funding

The social housing sector has invested heavily in refurbishing existing stock and building new homes for
social renting and purchase. There are now few additional resources that we can commit to achieve
significantly higher standards, though it is fair to say that our long term maintenance programmes can
resource a standard that is higher than the current decent homes standard provided rental income is
maintained. This fully accords with the group’s commitment to the “life chances agenda” that we have
adopted across all our partner Registered Providers.

We are not now able to resource the improvements required to energy eYciency, installation of new
technologies and microgeneration equipment to meet a very substantial increase in SAP standards or the
carbon emissions reductions currently anticipated without grant funding or a mechanism that allows us to
share the costs of improving homes with residents.
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In order to meet the Government’s objective of reducing CO2 emissions by 30% of 2006 levels in 2020 and
approach zero emissions by 2050 the sector will have to invest enormous sums. At Circle Anglia we estimate
that to achieve the 30% reduction in 2020 we will, in addition to programmed maintenance and renewal,
have to invest £24 million to achieve high insulation across group stock and a further £290 million to provide
at least one renewable technology in each home we let.

Residents have increasing expectations of services and quality of housing provided within the social sector
however the resources available to deliver services and improvements are largely fixed by current rental
regimes. Residents could be oVered improved services if they were willing to pay increased rent charges.

Regulation

We support the TSA’s view that regulation should be reasonable, proportionate and operate an escalating
scale of intervention when organizations fail to deliver the services that residents want. It is the case that
the private rental sector remains very lightly regulated in comparison and the regulation that does exist is
compromised by the resources available to enforce it, particularly in Local Authorities

Balance between Private and Public Sectors

The condition of the social sector stock is measurably better than that operated by both private landlords
and home owners. Due to the demand for social housing and shortage of stock we have created a paradoxical
position where a citizen who works hard and achieves enough to be ineligible for social housing is likely to
have to live in a home that is in poorer condition with far lower energy eYciency than his neighbor in a social
housing unit.
It therefore seems reasonable that public policy, as a long term objective, should use incentives and
regulation to improve the standards within the private sector to level standards across all rented tenures.

1. Consultation Responses from Circle Anglia

1.1 What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

— Overall, DHS has been very successful. It has prompted major investment programmes and raised
the standard of socially rented stock across the sector. Also many social landlords now have
excellent information on their stock condition. This now allows very accurate long term
refurbishment planning.

— That the standard is not perceived to very high. Elements can fail but overall the property still meets
DHS. This does not satisfy residents who find the distinctions between pass and fail arbitrary and
diYcult to understand.

— The standard should be increased so that no single element may fail.

— The Decent Home Standard does not address all areas of the property that are important to
residents—eg Security, external areas etc.

— A new DHS should

— Accept that diVerent properties have varying potential for improvement and ensure that
measurements reflect this.

— Ensure that all building elements are measured and not allow landlords to “trade” elements to
achieve decency.

— Use SAP ratings as the key measure of energy eYciency.

— Have standards for security.

— Consider waste disposal and recycling.

— Consider access to the property including the provision of lifts.

— A particular issue for Circle Anglia’s residents in some rural areas is that a significant number of
properties are not able to receive a gas supply. Oil is often used as the fuel for heating systems. This
is expensive and only sold in large batches. This greatly increases levels of fuel poverty in these
areas.

— The new standard could include a duty to take action to supply aVordable energy in partnership
with energy suppliers. Large energy suppliers are beginning to take social tariVs seriously however
heating oil suppliers tend not to be large companies and are therefore less likely to discharge a
corporate social responsibility role.
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1.2 Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

— At present stock transfer is the best option to rapidly bring failing stock to the required standard
to meet DHS.

— Circle Anglia (and a small number of other large housing groups) has a proven track record of stock
transfer and the successful delivery of large programmes of investment.

— This does not however address the condition of private rented property, some of which is in
increasingly poor condition when compared to social housing. The same standards should be
applied to private landlords.

1.3 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

— Yes, both social policy and environmental concerns demand that all rented property be regulated
in terms of energy performance. Setting mandatory minimum SAP ratings which increase over time
will address both issues of energy poverty and carbon emissions.

— Circle Anglia’s mission is to enhance life chances of its tenants so we also actively develop a wider
community role as we see the importance of moving from decent homes to decent communities.

— This is unlikely to have a damaging eVect on social landlords as their stock is, on average, the
highest performing sector.

— There is also an opportunity to address the wider sustainability of the community—RPs should be
encouraged and supported (financially) to contribute to helping to create sustainable communities.

— Shared heating schemes using alternative technology will particularly address fuel poverty in rural
areas dependent on oil heating systems.

— We are actively seeking partnerships with local authorities and other local service providers
through the LAA/LSP/SCS process.

1.4 Do the management organizations—councils, including via ALMO’s, and housing associations—need to
change? Will they have suYcient funds?

— The social sector manages its stock better than private owners or renters. However there is scope
for considerable further improvement.

— The key problem is that resources are not now available for substantial improvements to social
housing. This is largely because the sector has committed its resources to funding Decent Homes
programmes and developing new stock.

— However if we could charge residents a proportion of the costs of improvements then additional
resources could be obtained. Particularly if it could be justified by reductions in energy costs for
example.

1.5 What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

— It is likely to release resources for Local Authorities who have not yet created programmes for DHS
compliance to begin work.

1.6 How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

— It is diYcult (and possibly inappropriate) to separate vulnerable people from other residents of
private sector housing. Therefore the way forward is to set universal standards across the sector
and enforce them robustly.

— Residents who are vulnerable need to be supported by specialist agencies who can target help
required accurately to needs.

1.7 Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

— No for example, existing legislation on HMO registration is, in practical terms, unenforced by
Local Authorities. Therefore the duties and standards expected of landlords must be subject to
robust, practical regulation and enforcement.

— It is also clear that there are a significant number of private landlords who will not maintain or
properly manage their stock without compulsion and regulation
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— We believe that all rented property should be subject to minimum standards. It is accepted that this
is a long term aim but the setting of condition and energy eYciency standards will not only increase
the quality of the whole rented stock but also address fuel poverty and carbon emissions issues in
the long term.

— It is also felt that private landlords should be required to register or be licensed and that failure to
meet improved standards should result in the withdrawal of permission to let property until failures
are addressed.

1.8 Are there local examples of innovative best practice with wider post-2010 applicability?

— Most responsible social providers have now developed standards that exceed the Decent Homes
Standard.

— We have agreed a Circle Anglia Standard for all our homes with residents and set targets for energy
eYciency through minimum SAP ratings as part of our aVordable warmth work.

September 2009

Memorandum from G15 (BDH 10)

A Summary of what we think

1. We welcome the aspiration of a decent home for all, across all tenures;

2. There should be a national minimum “quality test” for all housing, based on the current decent homes
standard, but this standard should not be a regulatory requirement for housing associations specifically;

3. Government should give priority to increasing the standard of housing in the private rented sector
(PRS), using the national “quality test” as a framework;

4. We fully support the National Housing Federation’s (NHF) submission and concur with their financial
modelling and assessment on the impact additional enforced demands would have on some housing
associations and the additional restrictions it would impose on our ability to fund local priorities for
regeneration and improvement;

5. Although the “Decent Homes” initiative has raised standards, there have been diVerences in
interpretation which has lead to inconsistencies in what constitutes a decent home;

6. We would not support an enhanced national standard if the cost is expected to be fully absorbed by
landlords, because of the detrimental financial impact this would have on housing associations;

7. Additional expenditure on raising standards for existing homes will reduce the capacity to invest in
new homes and a balance needs to be achieved;

8. Government should recognise that the cost of meeting the current Decent Homes Standard is not a
“one-oV”, there is an ongoing obligation to maintain homes to the DHS post 2010, requiring on-going
investment;

9. The current economic climate, with reductions in rents and reduced income from sales activity, will put
further pressure on housing associations, some of whom may now be unable to meet decent homes by the
Governments’ original target date;

10. The current social housing rent regime must be made more flexible, so Housing Associations are able
to recover the ongoing costs of upgrading existing stock;

11. It is important that social housing rents distinguish between older homes that meet decent homes
standards and more modern energy-eYcient homes which are much cheaper to run;

12. Government should consider the ability of housing associations to fund stock investment
programmes when deciding upon whether a rent reduction in 2010–11 should apply;

13. Government should incentivise energy suppliers to develop schemes that fund enhanced
environmental standards, for example the installation of more fuel eYcient boilers with recovery of costs
through a combination of tax incentives to the supplier and through an increased standing charge to the
customer;

14. VAT on the refurbishment of social housing could be reduced or eliminated, in line with the zero rating
for new build housing, to incentivise increased investment;

15. Enhancements to a national minimum “quality test” should be voluntarily determined and mutually
agreed between the landlord and residents, at a local level;

16. The age of stock will impact on the viability to improve the energy eYciency; and

17. Landlords should be able to increase rents to fund locally agreed enhanced environmental
standards—so there is a financial incentive and benefit to reduce carbon emissions.
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2. Who we are

The g15 is a group of independent London housing associations who collaborate at a number of levels to
create balanced and sustainable communities throughout London; communities where people are proud to
live, now and in the future. The g15 comprise of the following members:

A2 Dominion Group Metropolitan Housing Trust
AYnity Sutton Notting Hill Housing
AmicusHorizon Group Network Housing Group
Catalyst Housing Group Peabody
Circle Anglia Southern Housing Group
East Thames Group The Hyde Group
Family Mosaic The L&Q Group
Genesis Group

3. Some Facts and Context

The g15 makes a significant contribution to London life. Collectively, g15 associations house around one
in ten Londoners and manage around 410,000 homes. We build between 14,000–15,000 new homes every
year and invest over £25 million annually in economic and community development to create thriving,
sustainable neighbourhoods across the capital.

Our wide range of activity means that we do more than repair and manage housing stock. In this context,
our Boards need to allocate resources across a broad range of aims, whilst protecting the longer-term interest
of residents and their organisation.

So in some cases, it may make better sense to prioritise specific regeneration projects in preference to a
broader and more generalised raising of standards, especially where this would divert expenditure towards
homes for which there is already strong demand. In others cases, it might be appropriate to invest in
community development and local social enterprise.

Since 2000, the g15 have made significant progress in delivering against the Decent Homes Standard
despite the fact that it is not a statutory requirement for Housing Associations. Since 2004, for example, we
have seen the average decency failure rates across the g15 reduce from 12.3% to 5.7%.

04-05 05-06 06-07 07-08 08-09

g15 average DHS failure rate5 12.3% 12.7% 9.9% 6.0% 5.7%

The g15 recognise the value of a minimum quality threshold for housing and welcome the aspiration to
have decent homes across all housing sectors. We have achieved impressive progress in meeting the Decent
Homes Standard (DHS) despite receiving no additional major repairs funding and whilst continuing to
contribute to significant local authority stock transfer activity and regeneration. This is unlike Arms Length
Management Organisations who have been awarded specific funding.

Given this context and the very significant additional costs associated with retrofitting environmental
improvements to existing homes, the g15 would not support a regulated requirement to enhance the
standard. However, we would welcome involvement in suggesting aspirational proposals, especially since
we have learned that the interpretation of “decent homes” diVers considerably between landlords.

Indeed like the National Housing Federation, the g15 believe that if associations are to keep the supply
of new social house building on track, maintain expenditure on day-to-day management and maintenance,
as well as neighbourhood services they could not meet this additional enforced demand for expenditure. This
is particularly the case given the current economic climate, where some Housing Associations are now
seriously reviewing their ability to fully meet the DHS by the end of 2010, as a result of Government’s
decision to introduce a "2% rent floor, continued reductions in shared ownership sales and the ongoing lack
of liquidity in the money markets.

In addition, the disconnect between social housing rent policy and major repairs funding exacerbates the
diYculties in meeting an imposed national standard and would fundamentally undermine the viability of
some organisations. In other words investment in existing stock does not result in any significant increase
in rent. Therefore costs need to be met from dwindling surpluses or through sales of existing homes.

Moreover the g15 have an important role to play in delivering across a number of important strategic
policy areas. Focusing expenditure, through regulation, on one specific priority would aVect our ability to
contribute to others.

The TSA is currently reviewing the housing association regulatory environment and there are draft
directions issued by CLG to the TSA about rents, quality of accommodation and resident involvement. It
is important that this review about the future of housing standards connects with these other ongoing
activities.

5 Housemark
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The g15 supports the TSA’s “national conversation” conclusion that maintenance services are one of the
key priorities for tenants. They also conclude that tenants want to be involved in setting local standards and
we support this approach. Therefore an attempt to set an enhanced standard nationally cuts across these
conclusions and we would strongly resist a “one-size fits all” approach and recommend more locally focused
solutions.

The g15 believes that Government needs to consider how enhanced standards can be funded in the
housing association sector. Relaxing the rent regime within the social housing sector would help. Similarly,
there needs to be sharing of the benefits of the savings arising from improved thermal comfort.

However this alone would not be the answer given the other expectations and constraints placed on
Housing Associations. Perhaps other stimulus might be also appropriate with changes to VAT on stock
refurbishment or incentives for energy suppliers to fund environmental improvements.

4. Our Recommendations

The g15 recommends:

1. there should be a national minimum “quality test” for all housing, based on the current decent
homes standard, but this standard should not be a regulatory requirement for housing associations
specifically;

2. Government should give priority to increasing the standard of housing in the private rented sector
(PRS), using the national “quality test” as a framework;

3. the current social housing rent regime must be made more flexible, so Housing Associations are
able to recover the ongoing costs of stock improvement, which includes maintaining a “decency”
standard;

4. social housing rents should distinguish between older homes that meet decent homes and more
modern energy-eYcient homes which are much cheaper to run;

5. government should consider the ability of Housing Associations to fund stock investment
programmes when deciding upon whether a rent reduction in 2010–11 should apply;

6. government should incentivise energy suppliers to develop schemes that fund enhanced
environmental standards;

7. VAT on the refurbishment of social housing should be eliminated or significantly reduced, in line
with the zero rating for new build housing, to incentivise increased investment;

8. enhancements to a national minimum “quality test” should be voluntarily determined and
mutually agreed between the landlord and residents, at a local level; and

9. Social Landlords should be able to increase rents to fund locally agreed enhanced environmental
standards.

September 2009

Memorandum from Gentoo Group (BDH 11)

BEYOND DECENT HOMES: DECENT HOUSING STANDARDS POST 2010

Summary of Response

— The Decent Homes Standard has achieved a degree of success in acting as a lever for major
investment into the nation’s aVordable housing stock.

— There needs to be further diVerentiation between providers over the degree of quality of
improvements to the stock—2 landlords can both achieve Decent Homes (which is a minimum
standard) but have markedly diVerent quality standards in their delivery.

— The aVordable rented sector is heavily regulated in terms of improvement standards and rent
control, neither of which apply to the same degree to the private sector. The Group would like to
see a combination of relaxation of rent control and more punitive measures on the private sector
to ensure decency is sustainable in the long term.

— LSVTs provide a long term sustainable solution to Decent Homes but also bring a range of wider
benefits. As such we would advocate the LSVT model as a preferred management solution to
Decent Homes and neighbourhood regeneration.

— A range of new initiatives are underway that will improve environmental impacts and fuel poverty
such as retrofit and Passivhaus. The Group would like to see further development in these areas
which would be of direct benefit to achieving decency in the housing sector.
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RESPONSE BY GENTOO GROUP

1.0 Purpose

1.1 The purpose of this response is to present Gentoo Group’s comments to the Communities and Local
Government Committee inquiry and call for evidence into Decent Homes post 2010.

2.0 Background

2.1 Gentoo Group (the Group) was formed in April 2001 following the transfer of Sunderland City
Council’s housing stock. With 36,000 units involved this remains the largest English stock transfer to date.
This response represents the views of Gentoo Group which comprises:

— Gentoo Group

— Gentoo Sunderland

— Gentoo Homes

— Gentoo Construction

— Gentoo Ventures

This response will be in two parts:

Section 3 will cover general comments on Decent Homes and its progress over the last 10 years.

Section 4 will cover specific comments on the discussion questions set out in the call for evidence
document.

3.0 General Comment

3.1 The Decent Homes standard set out a minimum property standard designed to meet the national
back-log of repair in aVordable housing. The Group reached the Decent Homes target in 2005 and has since
maintained its stock at or above this level. As such the Decent Homes standard has achieved a degree of
success in acting as a lever for major investment into the nation’s aVordable housing stock.

3.2 The Group has maintained that this is a minimum standard and that often landlords have gone
significantly beyond the Decent Homes standard in terms of promises to residents and the delivery of
maintenance and improvement programmes.

3.3 The Group would also state that often it has been hard to diVerentiate between the performance of
landlords in terms of the quality of improvement that has been made and the extent to which the Decent
Homes standard has been exceeded. There have been considerable diVerences in the average levels of spend
per unit on modernisations for example between for example the first round ALMOs and LSVTs although
both would claim to have met the Decent Homes standard.

3.4 There is a much bigger issue however. Through regulation, the aVordable rented sector has been
brought almost up to the Decent Homes standard. The wider private sector, particularly the lower end of
the private sector continues to suVer from poor stock condition and under investment. The aVordable rented
sector continues to have to meet standards on existing stock and more stringent standards on new stock.
These have to be met within a regime of rent control that is not applied to the private sector. The Group
feels that more could be done either to bring relaxations to rent control within the aVordable rented sector
or to place heavier sanction on the private rented sector to ensure that if they are to be eligible for housing
benefit, then properties should be at or near the Decent Homes standard.

4.0 Specific Comments

4.1 What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

The overall policy driver to bring aVordable housing up to the Decent Homes standard has been largely
successful. The ability to connect the policy driver with the securing of significant funding levels have been
key to the programmes delivery. In particular the ability to unlock revenue through the LSVT route has
mean that not only can the 2010 target be largely achieved, it can then be maintained in perpetuity. What
has been disappointing is that the standard has been applied within housing that is regulated but has been
much more sparsely applied to the private sector. There should surely be some scope for linking the receipt
of housing benefit as a public subsidy with the achievement of Decent Homes. In terms of owner occupation,
this is more diYcult. The Group would like to see further exploration of ethically administered home
improvement grant or equity release programmes in order to be able to raise standards in owner occupied
housing.
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4.2 Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

The whole sector has had the same length of time within which to conduct option appraisals and then
implement investment programmes and to have a situation where some tenants are still living in substandard
accommodation should not be acceptable. Where housing does not reach the standard there has to be some
form of remedial measure in order to ensure that customers can at least live in housing that meets the
statutory minimum requirement. Where there is persistent failure to deliver then maybe a solution is
enforced full or partial transfer of stock to a social landlord who will deliver this for the customer’s benefit.

4.3 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

Yes—Decent Homes moves us someway to CO2 reductions but it will never on its own move us to an 80%
reduction by 2050. There need to be some standards, measures or targets that landlords need to hit. An
example of a standard could be that all homes must meet a % reduction in CO2 or alternatively an
improvement in the standards required eg heating, air tightness or appliances. A further example could be
the SAP target eg all properties have to have a SAP rating above a certain level. In the Group’s experience
we have also looked at the potential impact on fuel savings that can be attributable to environmental
improvements. Provisional estimates show that these are in the order of 50% savings on retrofit properties
and up to 90% on Passivhaus—both of which would bring significant benefits in terms of fuel poverty.

4.4 Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

There may need to be change within some organisations in order to arrive at a management and funding
model that is serviceable in the long term. Recent research by the Joseph Rowntree Foundation evidenced
that LSVTs for example have brought significant additional benefits on the back of their creation. These
included investment over and above the Decent Homes standard, significant additional renewal and
regeneration programmes and the adoption of more inclusive and customer focussed cultures. When
compared to the alternative models of stock retention or ALMO it is diYcult to see how some organisations
can continue if any kind of parity between providers can be maintained.

Often the decision to go for ALMO or retention has been seen as the politically acceptable route. The
Group has argued consistently however that the need for a ballot for a transfer to proceed has often been
a sticking point—something that is not imposed in the same way as for instance in health or education. The
LSVT route provides so many benefits—including removal of housing from the PSBR—that it would seem
sensible to push this route as vigorously as possible as the best value solution for the long term management
of the sector.

Failing this, to ensure the long term retention of decent standards in the sector, together with the
additional expense of higher environmental standards—a much increased level of public investment would
be needed.

4.5 What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

The devolved system of council housing finance to enable local authorities to retain capital receipts and
income from new build housing is supported by the Group. In terms of implications this may release some
additional resource into the sector for investment purposes but it is unlikely to have a major impact as the
following table illustrates.

Table 1

RTB SALES IN ENGLAND OVER LAST FIVE YEARS

2004–05 2005–06 2006–07 2007–08 2008–09

49,980 26,650 16,900 11,960 2,860

There is also little prospect of sales levels rising to anywhere near their previous levels due to the
comparative reduction in discount compared to valuation. It is diYcult to see therefore how either capital
receipt retention or the release of income from new development will have a major impact for Decent Homes.

4.6 How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

The overall management and monitoring of the Decent Homes target with regard to vulnerable people
should be part of the remit of Local Authorities. This should cover both an assessment of vulnerability and
then setting of targets to ensure that Decent Homes standards are met. The Group would be particularly
concerned that that the thermal comfort and fuel poverty aspects of the standard are met. As we have stated
earlier in this response there should be some sanction applied through housing benefit eligibility for
landlords if they do not comply with Decent Homes targets.
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The further use of selective licensing schemes could be applied as a way of ensuring that landlords are
encouraged to meet Decent Homes criteria. The further use of Home Improvement Agencies could also be of
assistance to vulnerable households who may be equity rich but cash poor within the owner occupied sector.

4.7 Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

The broader remit of the TSA to cover both local authority and housing associations will go some way
to ensuring that aVordable rented housing is captured in terms of regulation. As far as the private sector is
concerned the main regulatory mechanisms should be operated through the Local Authority with some
wider accountability within Local Strategic Partnerships and particularly within Local Area Agreements.
National Indicator 158—% Decent Council Homes goes some way to ensuring this is monitored, but a wider
remit on this indicator is probably needed to ensure that regulation is eVective and consistent across sectors.

Specifically in regard to environmental factors, the further monitoring of indicators such as SAP ratings,
EPC data and/or carbon reduction data (such as stock footprints), across the whole stock would enhance
the regulators understanding of “decency” and therefore the ability to monitor it.

4.8 Are there local examples of innovative best practice with wider post 2010 applicability?

The Group has taken a holistic approach to its achievement of decency within the housing stock. The
Group’s Amenity A standard contains elements that take it beyond the Decent Homes standard in terms of
inclusion of external boundaries, and security measures. The compliance position is set out in table 2
overleaf:

Table 2

GENTOO COMPLIANCE AGAINST DECENT HOMES STANDARD

DHS Exceeds DHS
Gentoo Amenity A standard Complaint Compliance

New bathroom }
New kitchen }
New external door } }
Double glazed PVCu windows } }
Rewire/additional sockets } }
Thermal insulation }
Environmental improvements }
Upgraded heating if required }
Fencing }

A further learning point from the Group’s experience of modernising over 20,000 properties is that
residents preferred to have the full modernisation works completed within a single time frame such that there
was only one major intrusion into the property. A number of landlords continue with modernisation of
single elements which causes multiple disruption to households which can be traumatic for vulnerable
people.

More recently the Group has been looking at the impacts on household income in terms of fuel
consumption and fuel poverty. Initiatives such as retrofit and new build technical standards such as
Passivhaus will ensure that fuel costs are greatly reduced. There is also a need for education and information
sharing however so that residents can get the best out of environmental initiatives that are available.

September 2009

Memorandum from West Kent Housing Association (BDH 13)

DECENT HOMES

1.0 Summary

1.1 This is West Kent Housing Association’s response to Communities and Local Government
Committee’s inquiry on Beyond Decent Homes: Decent homes standards post 2010

1.2 The summary of key issues raised in this paper is:

— A holistic approach to decent homes over a longer period of 20 years would have achieved better
value for money.

— Decent homes standards should be outcomes focused.

— Decent homes standards should not include provision of modern facilities which are defined by age
rather than condition.
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— The minimum acceptable housing standards across all tenures should be considered for
amendment to take account of environmental standards, fuel poverty and the estate. Social
housing should not be singled out. Raising minimum housing standards should be considered and
balanced in the wider context of social policy and its adverse impact on rent aVordability,
worklessness and poverty trap.

— Higher environmental standards cannot be funded out of existing income streams and asset values
of housing associations without a change in government policy on rents, service charges and grants.

2.0 What lessons can be learned from the decent homes programme and equivalents in Scotland, Wales and
Northern Ireland?

2.1 The 2010 target was too short (10 years) compared with the life cycles of most of the key components
in buildings. A holistic approach over a longer time period (20 years) identifying the improvements and
replacements necessary to achieve the decent homes standard would have resulted in fewer premature
renewals and replacements and therefore better value for money. The just in time strategies for replacements
enable more eVective use of resources and reduce the costs associated with achieving and sustaining
decent homes.

2.2 The decent homes standards in some cases are too prescriptive and concentrate on inputs rather than
specifying outcomes. For example, criteria D (providing a reasonable degree of thermal comfort) specifies
the diVerent thicknesses of loft insulation for gas and electrical heated properties.

2.3 I believe that timed replacements of kitchens, bathrooms etc specified in Criteria C (provision of
modern facilities) should not form part of minimum Decent Homes Standards. Modernity is a matter of
opinion and fashion as such is best determined by customer choice rather than regulation standards.

2.4 Beyond 2010 all landlords should be required to maintain all their homes to the decent homes
standards. A tolerance margin needs to be considered to allow a reasonable period (say maximum of a year)
for replacing components as they fail.

3.0 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

3.1 The minimum acceptable housing standards across all tenures should be considered for amendment
to take account of environmental standards, fuel poverty and the estate. Raising minimum housing
standards should be considered in the wider context of social policy. The impact of higher housing standards
and therefore its costs needs to be considered and balanced particularly in respect of:

— Social housing rent aVordability.

— Poverty trap.

— Worklessness.

3.2 For example the environmental standards of achieving 80% reduction in carbon emissions by 2050
will require the doubling of expenditure on our existing homes. This substantial increase in the investment
cannot be funded through the existing regime of social housing rents and grants without a radical change
in government policy. Even if the government policy was changed to allow for recovery of such investment
through rents and service charges, the increase in housing costs will have an adverse impact on the poverty
trap and worklessness.

4.0 Are adequate arrangements in place for the future regulations of minimum acceptable housing standards?

4.1 Yes. We favour a move towards less regulation and a move towards more outcomes focused regulation

5.0 Do the management organisations—councils including via ALMO’s and housing associations—need to
change, will they have suYcient funds?

5.1 The housing associations have an established track record of adapting positively and delivering
change resulting from market and regulation needs. The increased financial pressures resulting from 80%
carbon reductions will require a reshaping of the government policy on funding the management
organisations as such changes cannot be funded from existing income streams and asset values. Carbon
reduction grants may need to be increased to ensure that social housing rents remain aVordable and do not
adversely impact the worklessness and the poverty trap.
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6.0 Are there local examples of innovative best practice with wider post-2010 applicability?

6.1 West Kent Housing Association have developed and implemented the following strategies, policies
and arrangements to deliver services which have very high resident’s satisfaction, high quality and reducing
real costs:

— Lean Just in Time asset management strategy which has reduced our costs by about 12.5%.

— West Kent’s unique partnering arrangements with our contractors which have enabled a flexible
and prompt response on all works whilst substantially reducing cost in real terms over the last
four years.

6.2 We believe that our Lean Just in Time asset management strategy and our open book cost
reimbursable partnering arrangements are replicable and would oVer eYciencies to most management
organisations.

September 2009

Memorandum from St Albans City and District Council (BDH 14)

DECENT HOMES

I refer to the Committee’s enquiry into decent housing standards post 2010. We discussed this recently
with tenant representatives and Councillors. Our submission is set out below.

Summary

— Decent Homes Standard has delivered a uniform standard across all social landlords which is
welcome.

— Tenant aspirations have changed significantly since its implementation.

— The standard should be extended to cover the following:

— space standards;

— accessibility standards;

— estate issues for example pavements, footpaths, drying areas, parking;

— security for example door entry systems; and

— scope for local standards.

— Tenant Services Authority should have suYcient powers to deal with failing landlords including
local authorities in consultation with tenants.

— There should be a deadline for addressing backlogs.

— Government needs to be clearer about the definition of a standard for common parts/energy
eYciency in the consultation paper.

— Significant transfer of risk to local authorities under the proposals in relation to debt management
and inflation.

— Not a devolved system of Council finance as the debt levels could be altered by Government and
borrowing restricted.

— The basic fitness standard only should apply to owner-occupied housing.

— Decent Homes Standard should apply to private landlords.

— Examples of local good practice include the Council’s Eco House, solar panel project and sheltered
housing remodelling and redevelopment.

1. Decent Homes Standard has introduced a uniform property—based standard which applies to all
social landlords. It was a positive step forward in addressing the backlog of repair in social housing. Since
its introduction issues have moved on including tenant aspirations, impact of climate change, an ageing
population and sustainability. Consequently a broader standard is required which encompasses accessibility
standards for elderly/disabled people, estate issues for example pavements, footpaths, fencing, drying areas,
parking and security/community safety issues for example door entry systems. The scope of the Standard
should extend to new build/remodelled dwellings and require good space standards in order to mitigate
overcrowding. The wording of the DHS standard, for example “reasonable”, need to be more precise to
prevent diVering interpretations by social landlords. The fourth criterion within the DHS allows for a
reasonable degree of thermal comfort. Given the implementation of Energy Performance Certificates it
would make more sense to link this to the SAP rating for properties. There should also be scope to set
standards which reflect local issues in consultation with tenants.
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2. To address the backlog existing funding routes should be utilised. For local authority housing this
should be via the major repairs allowance and capital grant availability. For the private sector the regional
housing pot and the Homes and Communities Agency and Business Plans for RSL’s. There should be a
definitive deadline for addressing the backlog. The TSA as the new social housing regulator must have
suYcient powers to deal eVectively with failing landlords including local authorities in consultation with
tenants.

3. The Government’s Consultation Paper proposes an extension of the DHS to include common parts
and lifts. There needs to be clarity on what is included and the definition of a standard for common parts.
This is also relevant to the reference to energy eYciency works where the paper is also not clear on how this
will be funded. There is a significant transfer of risk from central to local government under the self-financing
model and poor management could aVect delivery of the DHS programme. Will it also be a devolved system
of Council housing if the Government retains the ability to alter the debt level? In addition the consultation
paper is not clear on what controls will be put in place in relation to borrowing.

4. Within the private sector the decent homes standard should apply to the private rented sector with the
target for vulnerable households increased to 100%. For owner occupiers there should be no Government
role beyond securing the fitness standard in relation to owner occupied housing.

5. The TSA is the social housing regulator and their new powers in relation to regulation come into force
on 1 April 2010. There will be diVerent approaches between local authorities/housing associations. Failing
or weak RSL can be forced to merge/be taken over by stronger ones. The role in relation to local authorities
appears to be limited to changes in management, which would not improve resource availability. The TSA
should have suYcient powers to deal with all failing landlords and for local authorities this should include
transferring their housing stock.

6. At St Albans District Council there are some local examples of innovative best practice. The Council
was a winner of the Green Apple Environment Award for refurbishing an existing property into an Eco
House. Work included cavity wall insulation, condensing boiler, solar panels, natural loft insulation recycled
from newspaper, hemp and cotton, rainwater recycling tank to feed the home’s dual flushing toilets and
washing machine. Since this project solar panels were installed to 18 properties in Marford Road alongside
other energy eYciency work. Without additional resources/grant funding it will not be possible to
incorporate these types of work in future programmes of investment. The Council has also embarked on a
programme of remodelling its sheltered housing stock as the bedsit accommodation does not provide space
standards to meet the needs of both current and future elderly people. Space standards are not reflected in
the Decent Homes Standard and partnership working involving RSL’s and the transfer of vacant sheltered
schemes has been the only viable option available to the Council to ensure the additional capital funding is
available to redevelop these schemes.

September 2009

Memorandum from The Chartered Institute of Environmental Health (CIEH) (BDH 15)

As a professional body, we set standards and accredit courses and qualifications for the education of our
professional members and other environmental health practitioners.

As a knowledge centre, we provide information, evidence and policy advice to local and national
government, environmental and public health practitioners, industry and other stakeholders. We publish
books and magazines; run educational events, and commission research.

As an awarding body, we provide qualifications, events, and trainer and candidate support materials on
topics relevant to health, wellbeing and safety to develop workplace skills and best practice in volunteers,
employees, business managers and business owners.

As a campaigning organisation, we work to push environmental health further up the public agenda and
to promote improvements in environmental and public health policy.

We are a registered charity with over 10,500 members across England, Wales and Northern Ireland.

1.0 Summary

— The original purpose of the DHS was to better direct public investment essentially in social housing
(the private sector was something of a somewhat inadequate afterthought). Now so far as the
CIEH is concerned the key purpose for any standard beyond the DHS should be to help address
inequalities in health and the raise standards of public health generally

— The new standard should help to establish and maintain sustainable communities

— The incorporation of the Housing Health and Safety Rating System (HHSRS) raises the question
as to whether it alone should form the basis of the DHS
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— Any new “Decent Homes Standard” could require not only that a dwelling is free from Category
1 hazards but the line could be drawn in the range of what are currently Category 2 hazards with
the addition of environmental criteria linked to the code for sustainable homes

— Several of the issues raised by the CIEH in its evidence on the DHS to an earlier Select Committee
inquiry remain relevant today.

2.0 Introduction

2.1 The CIEH gave evidence to the (then) ODPM Housing, Planning, Local Government and the
Regions Committee in 2002. There is an inevitable sense of déjà vu as we read the Committee’s report as
many of the points made by the CIEH to the previous Committee (and which were subsequently endorsed
by the Committee) were either not accepted by the government or if accepted were not acted upon.

2.2 The key issues for the CIEH are that, beyond the Decent Homes Standard (DHS), a system needs to
be established which ensures that the health, safety and welfare of occupiers is properly protected, which
adequately reflects the needs of the private sector and which acknowledges the eVect that adverse
environmental conditions have on occupiers. The new system should ensure the establishment and
maintenance of communities that are truly sustainable.

2.3 The CEIH believes that the proposals set out in this evidence to the Select Committee represent good
value for the government and focuses resources to best eVect.

3.0 Issues Revisited

3.1 The ODPM Select Committee Fifth Report of Session 2003–04 on Decent Homes made a series of
recommendations and observations many of which remain valid in 2009 (and which should be taken account
of in the development of a post DHS regime) as detailed below.

3.2 The introduction of the HHSRS has increased the number of non-decent homes, or would if applied
correctly. It is likely that many social landlords and some consultants employed to carry out stock condition
surveys do not understand the system adequately so that their assessment of “non-decency” must be
questionable. Funding was found to address the issue of training of oYcers charged with enforcing Part 1 of
the Housing Act 2004 and the CIEH played (and continues to play) its part in the nationwide training
programme based on the original training package. However the Committee’s recommendation that more
resources were (and still are) needed to recognise the changes, has not been acted on by Government and
similar training was not provided for social landlords, although the Government did publish a simplified
guide to the HHSRS for landlords and housing related professionals.

3.3 The inflexibility of the DHS in respect of kitchens and bathrooms remains, as age in itself is not
necessarily a reflection of condition. It is not necessary to replace satisfactory facilities which are older than
the prescribed limit (and with which occupiers are happy) nor is it acceptable for inadequate facilities which
are newer to remain in place.

3.4 The CIEH remains of the view that the thermal comfort criterion in the DHS is too low and endorses
the Committee’s view in 2003 that “the required levels of thermal comfort should be in line with the building
standards in force at the time when such a target were to be set”. Indeed it is possible for a home to meet
the “thermal comfort criterion” and still have a Category 1 hazard for excess cold under the HHSRS.

3.5 Like the Committee in 2003, the CIEH believes that every household has the right to a decent home—
but this approach should be tenure neutral. The primary focus on social landlords and public housing can
only be a reflection of the impact of policies over the past 30 years which have led to the residualisation of
such estates and public housing tainted by associated worklessness.6 The government has singularly failed
to set eVective targets for the private sector and the target for the social rented sector is unlikely to be met.
The issue of “vulnerability” should not figure in the target as this can be as much a reflection of changing
economic circumstances as changes in housing condition. In theory the private sector target could be met
by reducing the numbers in receipt of one of the benefits without any improvements in the homes they
occupy, which could remain unsafe or unhealthy.

3.6 It will not be possible to achieve a significant improvement in the number of decent homes (or
whatever descriptor is to be used) in the private sector unless there is more positive leadership and
involvement of communities (eg linked to the proposed registration of all private landlords) and local
housing authorities take a more proactive and strategic approach. The CIEH supports the view that tenants
should have a statutory right to a decent home and this right should be enforceable through the courts.

4.0 Housing Health and Safety Rating System (HHSRS)

4.1 Any new “Decent Home” scheme should be more weighted towards the needs of the private sector
where there is the greatest number and proportion of “non-decent homes as currently defined.7 The CIEH
therefore sees the strategic use and application of the Housing Health and Safety Rating System (HHSRS)
as a key element of the new standard.

6 James Gregory, In the Mix—narrowing the gap between public and private housing, Fabian Society, Policy Report 62, 2009.
7 CLG, English House Condition Survey 2007 Headline Report—http://www.communities.gov.uk/documents/statistics/pdf/

1133548.pdf .
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4.2 At the time of the first inquiry by the ODPM Committee a number of concerns were raised about
the subjective nature of judgements made using the HHSRS. In fact the HHSRS is less subjective (although
professional judgment is required) than the fitness standard that it replaced and has been used by local
housing authorities since April 2006 when it replaced the fitness standard. The universal application and use
of the system have served to significantly increase the consistency of judgements and this has been further
assisted by lessons learned from decisions of Residential Property Tribunals considering appeals against
requirements of notices served under part 1 of the Housing Act 2004.

4.3 A crucial weakness referred to above is the lack of awareness amongst Registered Social Landlords
(RSLs) of the HHSRS. Anecdotal evidence abounds of RSLs having inadequate plans and procedures for
the use of the system in monitoring performance and standards. However only a few employees of RSLs
have benefited from such training and there is no coherent programme of training, which has been a matter
for individual social landlords and local housing authorities. It is known that approaches to the National
Housing Federation by Warwick University Law School (the original developers of the HHSRS and the
associated training materials) to provide such a programme proved unsuccessful.

4.4 As an example of the ad hoc approach but also what can happen, is in Sandwell MBC where
Environmental Health Practitioners in the Council’s private sector housing service are engaged in a
programme of training for surveyors working for the local Arms Length Management Company responsible
for the social rented housing stock. They have instituted a practical based programme of training for a wide
range of personnel, including supervisory staV as well as maintenance operatives. It dealt with basic risk
assessment theory and the relevant matters as it relates to the more common elements of disrepair. It also
examined the connection surrounding certain repair issues where Category 1 hazards may have gone
unrecognised in the past.

4.5 The application of the HHSRS to the DHS has highlighted several anomalies. Reference to thermal
comfort and excess cold is made above, but where lack of adequate sound insulation would not have made
a dwelling non-decent previously if all other amenities are modern, now if noise is a assessed as a Category
1 hazard then the home becomes non-decent. Also a “modern kitchen” could be dangerous by virtue of its
design leading to a potential hazard of flames, hot surfaces etc, or operability of amenities. Other serious or
potentially serious hazards could be present in a dwelling which in themselves do not form part of the DHS.

5.0 Raising Standards of Public Health

5.1 One of the benefits of the use of the HHSRS is that it addresses the eVect of hazards in dwellings on
the health (and safety) of occupiers. The system requires the identification of all deficiencies and an
assessment of hazards arising from these deficiencies with subsequent remediation in order to prevent ill
health or injury. It sets priorities for investment on the basis of risks to health and safety. It is not easy to
quantify the benefits of such preventative action; however the CIEH in its publication “Good Housing leads
to Better Health”8 identified such benefits as well as examples of good practice. The CIEH has made
available a cost calculator9 which is designed to provide a robust estimate of cost savings to the NHS of
a range of housing interventions using the HHSRS.

5.2 The calculator is being widely used not only by CIEH members in local authorities but also by
Primary Care Trusts—for example the Joint Annual Public Health Report for Kingston 200810 (page 58).

5.3 The CIEH also refers the Committee to the report “Decent Homes Better Health”11 (SheYeld Decent
Homes Health Impact Assessment).

6.0 A Strategic Approach

6.1 It is clear in the CIEH view that local housing authorities (LHAs) should first and foremost take a
strategic approach in dealing with the private rented sector (PRS). A crucial part of this is to ensure that
LHAs undertake their statutory duties under Section 3 of the Housing Act 2004. Such an approach should
be based on local evidence with a combination of enforcement and incentive with eVective consultation
through accreditation schemes. CLG should give statutory guidance on what full meeting of these duties
comprises, and give direction on what records should be kept and reported.

6.2 Reactive services (ie responding primarily to tenants’ complaints) do not address priorities.
Complaints are generally not made by transient or vulnerable tenants (who frequently occupy high risk
properties in multiple occupation) and from tenants who, justifiably or not, fear retaliatory eviction.12

6.3 However it is clear that too few LHAs meet fully their statutory obligations under Section 3 of the
Housing Act 2004.

8 Chartered Institute of Environmental Health—Better Housing leads to Better Health—http://www.cieh.org/library/Policy/
Publications and information services/Policy publications/Good Housing Leads to Good Health 2008.pdf

9 Chartered Institute of Environmental Health cost calculator—http://www.cieh.org/library/Knowledge/Housing/
HHSRS cost calculator.xls

10 “Health begins at Home”—Joint Annual Public Health Report for Kingston 2008—http://www.kingstonpct.nhs.uk/ assets/
documents/Public%20Health%20Annual%20Report08FINAL%20(2).pdf

11 “Decent Homes Better Health” (SheYeld Decent Homes Health Impact Assessment)—http://www2.warwick.ac.uk/fac/soc/
law/research/centres/whocc/sdh hia report.pdf

12 Chartered Institute of Environmental Health Survey of Local Authority Regulatory Activity under the Housing Act 2004,
2008—http://www.cieh.org/library/Knowledge/Housing/Housing%20survey.pdf
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7.0 Beyond the Decent Home Standard

7.1 The vision of the CIEH for a standard beyond the DHS can be summarised as “HHSRS plus” adding
environmental criteria namely: access to green space, freedom from antisocial behaviour and adequate
sound insulation.

7.2 Targets should not be set relating to vulnerability of occupants.

8.0 Sound Insulation13

8.1 Though more households may be aVected by ambient noise sources, many more complaints are
generated by neighbour noise. Numbers of these continue to run at historically high levels and they appear
to come disproportionately from the social housing stock. A substantial proportion of those aVected
attribute the problem, at least in part, to poor sound insulation between dwellings and there is some objective
evidence to support them.

8.2 Acknowledging this, changes have recently been made to the standards of constructions between
dwellings in the Building Regulations and an new DH standard could reasonably be expected to match that
so far as is practicable. (However as there is still no requirement under these Regulations for “end-testing”,
it is unclear how often the right level of sound attenuation is actually achieved, as even minor construction
defects can undermine this.) Given some evidence that occupiers value peace above other improvements,
currently the Decent Homes approach runs the risk of continuing, and even increasing, dissatisfaction with
dwellings made nominally decent while continuing to expose landlords to liability.

9.0 Fire Safety

9.1 The interim report on the fire in the block in Camberwell questions the relationship with fire
requirements and the DHS. It is acknowledged that this can be addressed under part A but a separate section
for fire safety (or its incorporation into part C) would serve to highlight more eVectively the importance of
the issue.

August 2009

Memorandum from Sandwell Metropolitan Borough Council (BDH 16)

1.0 Summary

1.1 This response is limited to bullet points 6 and 7 of the CLG Call for evidence dated 22 July 2009,
namely those relating Decent Homes in the private sector and regulation of minimum standards.

1.2 The key points are:

— Private sector housing represents the overwhelming tenure type in the country yet there are no
significant targets set in terms of attaining decency in this sector;

— Funding for decent homes in the private sector has declined rapidly in recent years and is set to
decline further with the emphasis shifting further to building new homes;

— The recent credit crunch has meant many existing home owners are unable to access funding to
undertake essential repairs and are excluded from other tenure options due to lack of choice or
aVordability;

— Non decent private homes have a significant impact on the health service, the economy, education
and social inclusion and neglecting this sector is storing up problems for the future;

— Specific problems exist in the private rented sector, which has seen a rapid expansion in recent
years, and the recent messages from Government about delays in implementing proposals from the
Rugg review are disappointing in that respect;

— The Thermal Comfort element of the Decent Homes standard is low and should be reviewed.

13 Under the HHSRS, if a neighbour noise is the result of inadequate sound insulation, the noise is rateable under the HHSRS
ie if normal domestic noise can be heard because of a lack of sound insulation it could be a Category 1 hazard.
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2.0 Details

2.1 Approximately 80% of the homes in England are privately owned, representing some 17.6 million
homes.14

2.2 Of these, 35.8% (6.5 million homes), are estimated to be non decent compared to 29.2%, just over
1 million homes in the social sector.15 Significantly over 45% of homes in the private rented sector were
estimated to be non decent even though this only accounts for 12% of the stock nationally.

2.3 In 2007, 39% of vulnerable households in private sector housing were living in non decent homes
rising to almost 52% in the private rented sector compared to 28% in social housing.

2.4 Despite this no national indicator exists in respect of decent homes in the private sector.

2.5 National Indicator 158 requires Local Authorities to set targets in reducing the number of non decent
Council homes and include these within its Local Area Agreement but this indicator makes no reference to
the private sector.

2.6 This authority has seen funding specifically for private sector decent homes within the Regional
Housing Pot reduce from £6.7 million in 2006–07 to £1.2 million (through the regional Kick Start
partnership) in 2009–10. It has also been advised that private sector renewal is likely to be reduced further
in future years to fund the Government’s commitment to new homes.

2.7 Whilst we have made significant progress in tackling non decent homes locally, achieving the
PSA7 target of 70% of vulnerable households in decent homes, there are still significant challenges in the
private sector housing market.

2.8 Our most recent stock condition survey suggests that over £236 million is required to ensure that all
privately owned homes in the Borough meet the Decent Homes standard.16

2.9 Whilst we agree with the Government’s position, in fact it is a fundamental principle underpinning
our private sector housing strategy, “that it is primarily the responsibility of private sector owners to
maintain their own property”,17 in a borough where nearly 40% of private properties are occupied by a
vulnerable household18 this will be a significant challenge for many home owners.

2.10 The recent financial crisis has exacerbated this position, not only restricting access to borrowing for
people seeking to buy new homes but also to those looking to improve their existing home through a
combination of more reluctant lenders, reduced market values (and hence free equity to borrow against) and
lower incomes.

2.11 The Council is able to assist many of those who are “equity rich but cash poor” through the West
Midlands Kick Start scheme, there is a significant and growing number that have insuYcient equity to access
such loans but require urgent works to protect their health and safety.

2.12 Older housing, with greater maintenance requirements, is concentrated in the private sector, so
failure to invest now will inevitably lead to a storing up of problems that will require larger scale investment
to remedy in the future. Our survey revealed nearly 25% of homes failed the repair element of the decent
homes standard, with a further 5% of homes having category 2 hazards under the Housing Health and Safety
Rating System (HHSRS) both indicators of under investment.

2.13 Furthermore, our survey suggested that only 14% of homeowners currently living in a non decent
home would have suYcient income to carry out the repairs required, meaning financial assistance, be it in
the form of grants or supported loans, is required for the remainder.

2.14 Whilst it could be argued that supporting such owners is not sustainable it must be recognised that
access to other forms of tenure is not a realistic option. Demand for social housing has increased
considerably over the last two years with on average over 200 applicants for every property that becomes
available.

2.15 In this environment the Council has had to become ever more creative in how it accesses finance for
private sector renewal. Significant lobbying has resulted in NI187 (fuel poverty) being accepted as one of
the 35 key indicators in our Local Area Agreement and a wide variety of partners provided funding for our
services including the Primary Care Trust, Working Neighbourhoods Fund, The Housing Market Renewal
Area, Kick Start and the New Deal for Communities.

14 English House Condition Survey 2006 Annual Report, Communities and Local Government
15 English House Condition Survey 2007 Headline Report, Communities and Local Government
16 Sandwell MBC Private Sector Housing Stock Condition Survey 2009
17 ODPM Circular 05/2003 Housing Renewal
18 Defined as being in receipt of at least one of the principle means tested or disability related benefits
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2.16 This reflects the high priority placed on supporting vulnerable home owners regionally and locally
that is not reflected in a national indicator for such work.

2.17 The HHSRS specifically links housing defects to the health and safety of the most vulnerable
occupier. Using this system it is quite clear to see the impact poor housing has on occupier’s health. This is
clearly demonstrated by the most common category 1 hazards; cold homes and trips and falls, the cost to
other services of which can also be shown using tools such as the Chartered Institute of Environmental/
Building Research establishment cost calculator.19

2.18 Private Sector renewal also benefits the local economy, primarily through employment and training
opportunities for local contractors but also by providing increased confidence in run down areas, raising
market values and providing more disposable income to occupiers. The latter is particularly true of energy
eYciency measures.

2.19 The private rented sector continues to grow, and whilst the vast majority of such properties oVer
decent accommodation there are considerable issues at the bottom end of the market.

2.20 The 2007 EHCS indicates that almost 52% of vulnerable households in the private rented sector lived
in a non decent home. The private rented sector also had double the proportion of properties with the lowest
energy eYciency assessments and almost a third of privately rented homes have a category 1 hazard under
the HHSRS compared to one fifth of owner occupied homes and a tenth of social homes.

2.21 In this context it is disappointing to read recent announcements from CLG that there are no plans
to publish a Housing Green Paper taken forward the recommendations of the Rugg Review at this moment
in time.20

2.22 A SAP rating of less than 35 has been set as a proxy for the likely presence of a category 1 hazard
under the HHSRS for excess cold and this is also relevant to the assessment of the thermal comfort element
of the decent homes standard.

2.23 However, there is considerable scope to extend the requirements of this part of the standard.
Currently a dwelling could pass this element if it has programmable gas heating to only two rooms and either
cavity wall insulation or 50mm loft insulation.21

2.24 This level of provision will do little to help the Government meet its own targets around eradicating
fuel poverty and reducing CO2 emissions.

2.25 The National Indicator relating to fuel poverty has two elements—a reduction in the number of
vulnerable households living in properties with a SAP of less than 35 and an increase in the number where
SAP exceeds 65.

2.26 Whilst a SAP of above 65 may not be achievable in all circumstances it would seem logical to amend
the Decent Homes guidance to make this a target of refurbishment wherever possible. In some cases this
might mean the provision of renewable sources of energy such as solar water heating something which is
completely absent from the current standard.

3.0 Conclusions and Recommendations

3.1 National Indicator 158 should be amended to make specific reference to non decent homes in the
private sector analogous to the targets set in the former Public Service Agreement (PSA) 7.

3.2 A Housing Green Paper should be brought forward as soon as possible to implement the
recommendations of the Rugg Review into the private rented sector.

3.3 The Thermal Comfort element of the Decent Homes standard should be reviewed to bring it more
into line with the Governments targets for eradicating fuel poverty and reducing CO2 emissions.

September 2009

Memorandum from Places for People (BDH 17)

Executive Summary

— Places for People is one of the largest property development and management companies in the
UK, with over 61,000 homes either owned or managed in a mixture of diVerent tenures. With over
2,000 employees, we are a unique organisation that provides a diverse range of products and
services to build high-quality, safe and sustainable communities. We are active in 245 local
authorities.

— We feel that the opportunity exists for the Select Committee, and thereafter the Government, to
review the Decent Homes Standard and make the right choices about its future investment in
housing which is a fundamental element of the economy’s infrastructure.

19 Good Housing Leads To Good Health: A toolkit for environmental health practitioners, BRE 2008
20 Environmental Health News 24 August 2009
21 A Decent Home: Definition and guidance for implementation June 2006 update, CLG
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— In our view, the following issues exist with the Decent Homes Standard in its current form:

— It does not reflect tenants’ requirements appropriately and does not oVer enough choice to
residents.

— It is not linked adequately to other key Government policy areas, such as regeneration,
housing, and the environment.

— It does not encourage improvements at a neighbourhood level, eg on issues such as
regeneration, schools, health and crime.

— More could be done to balance the need for improvements to housing with the need for
Registered Providers to deliver value for money.

— Places for People feels that the Select Committee should recommend that the Government use its
powers in the Housing and Regeneration Act to mandate the TSA to provide guidance to
Registered Providers which rectifies some of the abovementioned issues, including:

— Involving residents more to help determine levels of importance and priorities.

— Taking account of area contexts to ensure Government policy and investment is better
connected (eg through a Decent Neighbourhoods Standard similar to the one outlined in
Appendix 1).

— Making proper linkages between the Decent Homes Standard and other Government policies
(eg regeneration, development, sustainability, health etc).

— Achieving better value for money by linking choice with rental levels.

Response to the Inquiry

1. Introduction

1.1 Places for People feels that the opportunity exists for the Select Committee, and thereafter the
Government, to review the Decent Homes Standard and make the right choices about its future investment
in housing which is a fundamental element of the economy’s infrastructure.

1.2 Below are Places for People’s thoughts on some of the questions considered by the Select Committee,
as well as other relevant issues that we feel need to be addressed.

2. What lessons can be learned from the Decent Homes programme?

2.1 We feel that the current Decent Homes Standard was set out with too little involvement from
residents. In our experience, residents feel that the current standard is too prescriptive on internals and
should be extended to include communal areas, lifts, security, windows, environmental standards, etc.

2.2 It is our view that in its current format, the Decent Homes Standard has not helped to create an
appropriate level of choice for tenants. In our view, tenants need to be given a choice of replacement options
which are linked to the rent and service charges they are prepared to pay. For instance, paying a higher rent
or service charge would entitle them to more options for replacement and refurbishment. On a basic level,
we feel that tenants should have some influence over how the Decent Homes investment is directed in their
property.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

3.1 The Decent Homes Standard needs to be better connected with other related Government policy and
funding areas, such as regeneration, housing, and the environment. In terms of environmental standards,
for instance, there needs to be more investment in practical technology for retro-fitting existing homes
(insulation, ground-source heat pumps, solar panels, etc). In particular, given its increasingly tight future
funding environment, the Government needs to be clearer about its achievable housing and community
policy objectives.

3.2 We feel strongly that neighbourhood area standards should be implemented, which would then drive
public/private investment into more appropriate initiatives that benefit the whole area (eg regeneration,
schools, health and crime), rather than just providing internal improvements such as kitchens, bathrooms
and doors. This would enable the Decent Homes Standard to better take account of the diVerent context and
issues that residents and providers face in diVerent localities. Places for People has put together proposals for
such a “Decent Neighbourhoods Standard”, which can be found in Appendix 1.
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4. Does the Decent Homes Standard balance the need for improvements to housing with the need for Registered
Providers to deliver value for money?

4.1 Places for People feels that Registered Providers must be able to work with other organisations like
local authorities in order to get the right balance between improvement and demolition, disposal and
redevelopment options.

5. Recommendations

5.1 Places for People feels that the Select Committee should recommend that the Government use its
powers in the Housing and Regeneration Act to mandate the TSA to provide guidance to Registered
Providers which rectifies some of the abovementioned issues, including:

— Involving residents more to help determine levels of importance and priorities.

— Taking account of area contexts to ensure Government policy and investment is better connected
(eg through a Decent Neighbourhoods Standard similar to the one outlined in Appendix 1).

— Making proper linkages between the Decent Homes Standard and other Government policies (eg
regeneration, development, sustainability, health etc).

— Achieving better value for money by linking choice with rental levels.

APPENDIX 1

DECENT NEIGHBOURHOODS STANDARD

Setting a Sustainable Community Framework for Organisations to Work Within

The following are examples of how an organisation such as Places for People could contribute in diVerent
degrees towards the elements of a sustainable community—places where people want to live and work, now
and in the future: safe, inclusive, well-planned, built and run, oVering equality of opportunity and good
services for all, meeting the needs of existing and future residents and places that are sensitive to their
environment.

The longer-term overarching outcomes could relate to the themes that underpin the sustainable
communities concept:

— Housing and community.

— Environment.

— Infrastructure and access to opportunities.

— Employment and opportunity.

— Health.

— Crime.

— Education.

In relation to each of those key themes, the local authorities and stakeholder groups would work with
tenants and the regulated organisation to specify some relevant outcomes/outputs to achieve and be
measured against, either by the organisations using their own resources or in partnership with other
organisations. DiVerent neighbourhood schemes create diVerent requirements and so the local authorities
and stakeholders would select the most relevant targets having regard to issues such as: the size of
neighbourhood; Registered Provider/organisation presence and level of investment in the neighbourhood;
and the degree of control that Registered Providers have over processes and activities.

Housing and community

Outcome: to create places where people choose to live and are able to participate.

Outputs:

— Number of houses built that leads to mixed income communities and ensures a mix of housing
tenures, types, use and size.

— Supportive housing services that manage properties in a way that is customer-focused—providing
a service that responds to customers’ requirements (eg repairs measured in terms of satisfaction).

— Increase the housing market to the regional average in low demand areas and to prevent
displacement of social problems to surrounding areas.

— Map and identify areas that are potentially declining and develop innovative housing, and non-
housing, measures (with partners) to prevent downturn.

— Increase the number of aVordable houses in areas of higher demand.
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— Reduce the number of voids in an area in a way that increases mix and serves the general need of
the whole community and those needing social housing.

— Build houses that people want—ones which are market driven.

— Increase commercial role if financially viable and enable re-investment in social housing services
eg provision of housing management services for non-social tenants, provision of renovation
services or advice about access to renovation services that are cheap, Right to Buy, or Social
Homebuy owners.

Environment

Outcome: to provide places for people to live that are considerate of the environment with well-designed
public and green spaces.

Outputs:

— Reduce derelict land.

— Percentage of new build to be Eco-Homes Excellent standard or the equivalent under the Code for
Sustainable Homes standard.

— Reduce the number of existing stock which are not environmentally friendly.

— Investment in quality landscaping and design.

— Innovative design and provision of new green spaces in areas of low demand and adapting unused
spaces for recreational use (development of recreational/leisure sites for commercial use).

— Maintenance and improvements of run down and dysfunctional streets, lights and the public realm.

— Work with nature to encourage biodiversity in green spaces of all types, protection and long-term
management.

— Number of road accidents reduced.

— Air quality improvement to continuously move in line with national future targets.

— Long-term management of public realm to reduce incidents of “enviro-crime”—fly tipping, graYti,
abandoned cars.

— Street cleanliness to a level that ensures a sense of belonging.

— Transport provision and infrastructure providing good access to services.

— Increase in children using green spaces for recreation and education purposes, including provision
of sports facilities.

Infrastructure and access to opportunities

Outcome: to ensure good transport services are available linking people to jobs, school, heath and
other services.
Outputs:

— Improve provision of the availability of public transport in deprived areas.

Employment and opportunity

Outcome: to increase availability of employment and training opportunities and ensure they are
accessible.

Outputs:

— Improve local access to employment and training opportunities.

— Encourage businesses into local area/number of business start-ups enabled where appropriate.

— Increase careers advice and support available to local community.

— Improve local access to employment.

Health

Outcome: to reduce inequalities and help people at all stages of their life to enjoy the best possible health.

Outputs:

— Provision of support facilities for those with drug/alcohol addictions (provision of individual
support services).

— Improve delivery of services for the elderly.

— Work with partners to ensure the delivery of health initiatives in areas of deprivation.
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Crime

Outcome: to reduce crime and disorder and the fear of crime among people.

Outputs:

— Reduce rates of anti social behaviour.

— Increase partnership working with police and safer neighbourhood teams.

— Work in partnership with local authorities to reduce vehicle crime to regional average.

— Provide support services to known ex oVenders to enable re integration into the community.

Education

Outcome: to ensure the highest quality opportunities exist in education, learning and training, improving
school performances and raising aspirations and standards of achievements for all age groups.

Outputs:

— Provision of school buildings where a key need for the community;

— Maintenance and support services.

APPENDIX 2

ABOUT PLACES FOR PEOPLE

Places for People is one of the largest property development and management companies in the UK, with
more than 61,000 homes either owned or managed in a mixture of diVerent tenures. With over 2,000
employees, it is a unique organisation that provides a diverse range of products and services to build quality,
safe and sustainable communities. Places for People is active in 245 local authorities.

Places for People regards itself as a housing and regeneration organisation that puts people first. We
provide solutions that not only cover a range of diVerent housing tenures but also oVer a range of support
services including aVordable childcare, elderly care and financial services—all the things that contribute to
making neighbourhoods of choice; prosperous, popular and truly sustainable.

Places for People currently has around 40,000 aVordable rented properties, 5,000 properties available for
market rent and 9,500 properties where we retain a freehold stake as part of either shared ownership or ‘right
to buy’ arrangements in a number of developments throughout the UK.

Our portfolio is designed to “Create neighbourhoods of choice for all” and covers the following broad
mix of products:

— Places for People Neighbourhoods—investment, regeneration and place making.

— Places for People Homes—neighbourhood and property management.

— Places for People Individual Support—support for independent living.

— Places for People Property Services—in-house maintenance services.

— Places for People Development—master planning and building new developments.

— Places for People Financial Services—financial products for customers.

— Places for Children—early years childcare.

— Emblem Homes and Blueroom Properties—homes for sale and rent.

We want all our neighbourhoods to be places where people are proud to live. To do this, our developments
need a mix of homes, easy access to shops, schools, healthcare and leisure activities, safe public spaces, good
transport links and job opportunities.

When we create new places for people to live we plan a mix of tenures and house types designed for
communities that have people from diVerent social backgrounds. All of our homes whether for sale or for
rent are designed and built to the same high standards with the same specification making diVerent tenures
indistinguishable.

September 2009
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Memorandum from the Sustainable Housing Action Partnership (SHAP) (BDH 18)

1. Summary of Evidence

— The Sustainable Housing Action Partnership (SHAP) is the Regional Sustainable Housing
Partnership for the West Midlands with Partners from Social Housing providers and contractors
including RSLs (Registered Social Landlords), ALMOS (Arms Length Management
Organisations) Local Authority Housing Bodies and Housing Market Renewal Pathfinders
together with representatives from Housing Bodies.

— SHAP was established by Sustainability West Midlands in 2005 as the Sustainable Housing Action
Programme to deliver projects on behalf of the Regional Housing Executive (Regional Assembly)
Advantage West Midlands and the Energy Savings Trust. SHAP also provides specialist input on
Sustainable Housing to Regional Strategies especially the Regional Housing Strategy and,
subsequently the Regional Spatial Strategy.

— The projects delivered by SHAP in the years up to 2009 identified an urgent need to embed energy
eYciency and environmental standards into the retrofit of social housing.

— To meet this need the SHAP Partners have commissioned a report which will incorporate a costed
Beyond Decent Homes Standard for Retrofit. The report will be published in October 2009 and one
of the objectives is to identify opportunities for incorporating energy eYciency and environmental
standards into the Decent Homes Standard from 2010.

— The report will include costed retrofit techniques for a range of housing archetypes typical of the
social housing and private rented sectors which, if implemented, would meet the Government’s
targets for CO2 emission reduction by 2020 and 2050.

— The report will also include case studies from the SHAP partners of best practice in retrofit.

— SHAP believes that the Decent Homes programme, or an equivalent programme, should be
extended beyond 2010 and that the minimum acceptable social housing standards should be
amended to take account of energy eYciency, CO2 emission reduction, fuel poverty and
environmental standards.

— SHAP submits that the Beyond Decent Homes report which SHAP is publishing in October
2009 will incorporate information and data, including best practice case studies, which will be very
valuable for the programme beyond 2010 to ensure that decent housing standards are met and
sustained.

— SHAP finally submits that the financing of the programme will need to be carefully considered as
this will be diVerent depending on the type of the housing organisation. The SHAP report will also
include valuable data to support further dialogue in developing this aspect of the programme.

2. Introduction

The Sustainable Housing Action Partnership (SHAP) is a Company Limited by Guarantee established
by leaders in the West Midlands housing sector to provide leadership in Sustainable Housing in the West
Midlands by promoting, researching and disseminating best practice in the Environmental, Social and
Economic Aspects of Sustainable Housing.

The SHAP partners are:

— Accord Housing Group

— Birmingham City Council Housing Services

— Family Housing Association

— RENEW—the North StaVordshire Housing Market Renewal Pathfinder

— Sandwell Homes

— South Shropshire Housing Association

— Sustainability West Midlands

— Urban Living—the Birmingham Sandwell Housing Market Renewal Pathfinder

— Wates Living Space

— Wolverhampton Homes

— West Midlands Centre for Constructing Excellence

The SHAP Board is also attended by Advisors from the Homes and Communities Agency, the Tenants
Services Authority and the Government OYce for the West Midlands.

SHAP was originally established by Sustainability West Midlands in 2005 as the Sustainable Housing
Action Programme to deliver projects on behalf of the Regional Housing Executive (Regional Assembly)
Advantage West Midlands and the Energy Savings Trust. SHAP also provides specialist input on
Sustainable Housing to Regional Strategies especially the Regional Housing Strategy and, subsequently the
Regional Spatial Strategy.
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3. Scope of the Evidence

The submission is limited to issues related to energy eYciency and environmental standards.

SHAP recognises the success and real value of the existing Decent Homes Programme in raising the living
standards of social tenants and welcomes the opportunity to submit evidence on the Standard after 2010.

4. The SHAP Beyond Decent Homes Standard

4.1 Background

The projects delivered by SHAP in the years up to 2008 identified an urgent need to embed energy
eYciency and environmental standards into the retrofit of social housing.

To meet this need the SHAP Partners have commissioned a report which will incorporate a costed Beyond
Decent Homes Standard for Retrofit. The report will be published in October 2009 and one of the objectives
is to identify opportunities for incorporating energy eYciency and environmental standards into the Decent
Homes Standard from 2010.

The overall objective of this project is to establish a Beyond Decent Homes Standard (BDH) for the
refurbishment of existing housing stock which moves beyond current practice for implementing the Decent
Homes programme.

The Beyond Decent Homes Standard will set out the requirements for improving existing homes measured
against the four provisional “Categories for Improvement”. A degree of flexibility in compliance will be
incorporated into the Standard, recognising the range of diVerent housing typologies to which it will apply.

The report will include costed retrofit techniques for a range of housing types typical of the social housing
and private rented sectors which, if implemented, would meet the Government’s targets for CO2 emission
reduction by 2020 and 2050.

4.2 Methodology

The SHAP Partners have committed to provide relevant data and evidence to support the project
including relevant case studies in Retrofit and Decent Homes.

4.2.1. This will ensure that learning from refurbishments is captured and standardised with the objective
of producing a Beyond Decent Homes Standard (BDH) based on

— An Open Source Approach to learning from projects, with a specific focus on access to learning
from “live” projects that are aligning fitness and low carbon

— Meeting the Governments targets for reductions in CO2 emissions by 2020 and 2050

— extending and aligning the Thermal Comfort provisions with CO2 reduction benefits to a specific
targeted “fitness” level of Energy Performance Certificate rating

— Identifying the potential benefits of the low carbon element of the proposed Standard for both
tenant and landlord—building on the current ‘eYcient heating system’ and “eVective insulation”
elements

— incorporating the requirements of tenants and occupiers

— examining the application of the carbon element and health/wellbeing elements of Eco-Homes XB
and the Code for Sustainable Homes

— establishing the link with the new requirements for providing Energy Performance Certificates
(EPCs), drawing on the findings from the Homes and Communities Agency’s pilot RSL scheme
and output from EPC pro-formas

— incorporate the delivery of the BDH Standard through Environmental Management Systems such
as ISO 14001 or EMAS, and through RSL Regulatory performance standards

— identify the repeatable features of Eco-Neighbourhood projects using the Family Housing/Urban
Living example

4.3 The Technical Element

4.3.1 Housing Types

The report would include an analysis of the options that could be used to achieve a low carbon BDH
standard for a number of typical house and flat types that will be representative of the participating RSL/
ALMO’s stock, to include:

— Pre 1900 Terraced House

— Pre 1945 Semi detached House

— 1945–1964 Semi detached house

— 1965–1974 Traditional and non traditional including low rise and high rise flats
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This will be achieved by a combination of site visits comparative case studies that demonstrate EPC
improvements, and analysis/costing of solutions that are applicable to each typology

(This will be important in seeking to quantify the cost/benefit of works to achieve the low carbon BDH
standard in each of the house/flat types.)

Within these housing types, priority will be given to housing occupied by vulnerable tenants. As the target
is social housing, the project be specific about what the definition of “vulnerable” in the context of social
housing.

4.3.2 Categories of Improvement

The Standard will include four Categories of Improvement

— Building fabric, including insulation, glazing, air tightness and daylighting

— Energy supply, including low carbon options for heat/power supply

— Fit-out, including appliances and lighting (including good practice in access to Energy EYcient
appliances

— Tenants Engagement including the scope for smart metering, and Dissemination of Information
to Tenants eg “Green Doctor” schemes

4.3.3 Monitoring

The report will identify practical means of monitoring the BDH standard based on this provisional list:

SAP and EPC ratings

— Capital cost per m2/dwelling

— Operating Costs

— Fuel Poverty

— CO2 emissions

4.3.4 Cost and CO2 Saving

The report will also calculate the cost of meeting the BDH improvement standard in each of the identified
house/flat types based on a standard set of improvement measures, as suited to that house/ flat type. The
cost (£) versus CO2 saving potential of the range of measures that may be used to achieve the BDH standard
in each of the house/ flat types will also be calculated to enable individual organisations to plan programmes
of work based around an understanding of the CO2 impact and financial cost of each measure.

5. Conclusion

SHAP believes that the SHAP Report incorporating the Beyond Decent Homes Standard will provide
valuable data and information for the Select Committee and would welcome the opportunity to submit a
copy of the report to the Committee when it is published in October 2009.

SHAP submits that the financing of the programme will need to be carefully considered as this will be
diVerent depending on the type of the housing organisation eg whether it is a traditional RSL, a LSVT (large
scale voluntary transfer programme), a Local Authority or an ALMO.

September 2009

Supplementary Memorandum from The Sustainable Housing Action Partnership (BDH 18A)

COMMUNITIES AND LOCAL GOVERNMENT COMMITTEE
COMMITTEE MEETING 10 NOVEMBER 2009

Beyond Decent Homes: Decent Housing Standards post 2010

1. Introduction and Summary

— The evidence submitted to the Committee on the 7 September 2009 stated that the SHAP Partners
had commissioned a report which will incorporate a costed Beyond Decent Homes Standard for
Retrofit to be published in October 2009 with one of the key objectives being to identify
opportunities for incorporating energy eYciency and environmental standards into the Decent
Homes Standard from 2010.

— This report incorporating the Standard is now available on the Projects page of www.shap.uk.com
and supports the submission of the SHAP partners that the Decent Homes programme, or an
equivalent programme, should be extended beyond 2010 and that the minimum acceptable social
housing standards should be amended to take account of energy eYciency, CO2 emission
reduction, fuel poverty and environmental standards.
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— The Standard sets out specifications for a range of housing archetypes to meet “stretch” targets
for carbon reduction which are ahead of the Government targets set out in the UK Low Carbon
Transition Plan.

— The Standard is supported by Case Studies from SHAP partners which set out specifications for
the housing archetypes to meet the carbon reduction targets. In turn, these specifications have been
costed and are further supported by a Specification Digest. The Case Studies, Costings and the
Specification Digest are also available on www.shap.uk.com.

— SHAP finally reiterates its view that that the financing of the replacement Decent Homes
programme to incorporate energy eYciency, CO2 emission reduction, fuel poverty and
environmental standards will need to be carefully considered and this may be diVerent depending
on the type of the housing organisation eg whether it is a traditional RSL, a LSVT (Large Scale
Voluntary Transfer programme), a Local Authority or an ALMO.

2. Supplementary evidence

The Committee is invited to consider including the SHAP Beyond Decent Homes Standard as a
fundamental element of any Standard to extend the Decent Homes Programme and SHAP particularly
brings the following points from the Standard to the attention of the Committee

2.1 Page 2 sets out the SHAP Partners and Advisors which underlines the strength of the evidence base
on which the Standard is based.

2.2 The Foreword on page 3 emphasises the importance of the Standard influencing Housing Policies and
Strategies and particularly refers to the evidence to this CLG Committee.

2.3 The Introduction on page 4 includes three Stages to meet the “stretch” targets of

— a minimum 42% reduction on 1990 levels by 2016 (SAP 75, Energy Performance Certificate
rating C)

— Asset Management Plans to achieve the 2025 target (Stage 3) to be in place and substantial initial
progress to have been made by 2020;

— over 90% of stock to have achieved a minimum 80% reduction on 1990 levels by 2025 (SAP 85,
Energy Performance Certificate rating B).

2.4 The Structure of the Standard on page 5 sets out the three components of the Standard :

— Standard for improvement: The performance standards and requirements for a “Beyond Decent
Homes” property under the four categories of improvement on pages 8 and 9 (2.7 below);

— Framework of benefits: The framework for capturing the wider benefits of investment to the benefit
of tenants, landlords and the local economy;

— Implementation plan: The plan for programming investment in order to meet the 2016, 2020 and
2025 milestones.

2.5 Pages 6 and 7 refer to the Standard’s reflection of the technical methodology used in a number of
recent studies and, in particular, to the alignment with the current policies of the Homes and Communities
Agency (HCA) and the Tenants Services Authority (TSA) and this text was provided for the report by the
HCA and TSA respectively, as Advisors to SHAP.

2.6 Page 7 explains that the detailed evidence base for the Standard was developed from case studies of
property archetypes (detailed in Appendix 2 and the Case Studies supplement) and that, for each case study
the improvements and specifications required to deliver 42% and 80% carbon reductions against each
properties performance in 1990 were tested.

The combinations of future measures to be applied and tested were based on:

— As-built specifications.

— Improvement works to date.

— Future improvement specifications.

SHAP submits that this approach is essential for the replacement Decent Homes Standard to maximise
the benefits of work already completed under the existing Decent Homes and other programmes.

2.7 Pages 8 and 9 sets out the four Categories of Improvement

— Building Fabric

— Fit out

— Energy Supply

— Monitoring and Awareness

This reflects SHAP’s firm view that the focus of the replacement for the Decent Homes Standard should
primarily be on demand reduction, as this oVers the most cost eVective opportunities for improvement, and
the greatest benefits to both tenant and landlord.
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2.8 Page 16 links the delivery of the Standard to the implementation of Asset Management Plans geared
to a twenty year programme of investment and SHAP submits that this would be a firm basis for inclusion
in the replacement Decent Homes Standard.

3. Conclusion

SHAP believes that the SHAP Beyond Decent Homes Standard will provide a valuable resource for the
Low Carbon element of the replacement Decent Homes Standard and welcomes the opportunity to review
this with the Committee on the 10 November 2009.

John Sharpe FRICS
Director
Sustainable Housing Action Partnership (SHAP)

Memorandum from Fusion21 (BDH 19)

1. Introduction

1.1 Fusion21 is a social economy business which promotes collaboration to save money and create jobs.
Operating nationally, Fusion21’s supply chains help to deliver clients’ capital works programmes, create and
retain sustainable jobs for local people and generate cashable savings to reinvest in further frontline service
improvements.

1.2 Fusion 21 has received national recognition for its achievements and positive contribution to the
social housing sector and the construction industry including:

— Delivering c£15 million cashable eYciency savings as well as many non cashable benefits linked to
eProcurement systems.

— Creating 580 permanent jobs in the construction industry with Fusion 21 contractors.

— Providing vocational training to over 700 Merseyside residents.

— Generating an estimated financial benefit to Merseyside boroughs in excess of £19 million through
regular paid work and reductions in benefit claims.

— Winning the first Housing Corporation Gold Award for “Innovation in Procurement” in 2006.

1.3 Our partner clients include the following social landlords: Riverside, Knowsley Housing Trust,
Arena, Helena Partnership, Regenda Group, Plus Dane, South Liverpool Housing Group and Liverpool
Mutual Homes. This response is written in collaboration with these partners and has been informed by a
dialogue with some of our partner contractors and consultants.

1.4 The partnership welcomed the introduction of a minimum standard for decency which introduced,
for the first time, a common standard which could be recognised by regulators and funders alike. In our
experience social landlords should and do have broad investment strategies driven by stock condition data
and linked to sustainability of neighbourhoods. So whilst Decent Homes Standard (DHS) is a useful
measure of condition it does not necessarily drive investment.

2. Summary of Response

2.1 Our answers are based on our experience in England only. Our key points are:

— Any successor to DHS should allow social landlords to focus on broad based asset management
strategies informed by robust stock condition information.

— Where dispensations on time are given there should be flexibility on target dates to ensure that
investment is limited to stock and neighbourhoods which are sustainable.

— Landlords should be encouraged but not forced to improve energy eYciency and environmental
standards.

— Social landlords have a finite source of income so decency requirements should not be increased
without regard to how costs can be met.

— The private sector is a major recipient of housing benefit so there should be some compulsion on
private landlords to achieve decency.

— We hope that the current review of regulation will set clear minimum standards with minimal levels
of bureaucracy to allow social landlords to deliver decent homes in sustainable communities.
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3. What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

3.1 Planning and procurement time prior to embarking on multi million pound programmes should be
given more recognition not least because the market needs to gear up to deliver the necessary requirements.
However the 2010 deadline was helpful in many ways in that it provided a real focus for delivery and gave
the opportunity for long term planning. The decent homes programme also helped to hasten some of the
stock transfer processes.

3.2 Riverside’s approach was to continue its holistic approach to stock investment to ensure that they
only invested in stock and neighbourhoods with long term futures. This approach eVectively dealt with non-
decency as these programmes have been implemented; however a greater focus on neighbourhood
sustainability is required in the future. Riverside also adopted a “Decent Homes Plus” standard for its
investment delivery. This meant that whilst dealing with the incidences of non-decency we took the
opportunity to enhance the standard of the dwelling with a superior standard, such as double glazing and
higher levels of insulation.

3.3 The reduction in the original target of 100% to 95% was welcomed to allow consideration of the
implications of Housing Market Renewal. Riverside was also given a dispensation of up to three additional
years on 736 properties. Whilst a significant number of these properties have been disposed of already there
is a likelihood that some will remain in our ownership beyond the extended date. This risk would have been
reduced if our original request for a five rather than three year dispensation had been allowed. For this
reason in paragraph 4.3 we argue for realistic timescales to be given where extensions are granted.

3.4 In our experience skills training and job creation has been one of the major successes through
certainty of construction activity particularly in the Merseyside area.

3.5 There is a view that insuYcient attention has been given to the life cycle of components and that a
more realistic approach should be adopted in any future programmes.

4. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

4.1 We note that no specific penalties or incentives were put into place when the standard was introduced.
At this stage, providers should be encouraged to work on a planned basis to redress the failure and where
there is an opportunity to work collaboratively to address any backlog this should be considered to obtain
best value for money.

4.2 Undertaking DHS works in the refurbishment of one-oV empty properties refurbishment is not cost
eVective and the emphasis in minimum void standards should be on compliance with HHSRS22 rather than
major component replacement to achieve DHS.

4.3 Future requests for time extensions should be actively considered in the light of the economic climate
and the uncertainty of some neighbourhoods, and realistic deadlines agreed.

5. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

5.1 Whilst the Decent Homes Standard has dealt eVectively with the “bricks and mortar” we believe a
more holistic approach should be considered. This would focus on the liveability of the dwelling in terms
of its environmental sustainability and energy performance and a focus on whether the neighbourhood is
sustainable in the longer term.

5.2 However, at a time when providers face a negative rent increase only a cohesive policy with
appropriate joint funding cross-agency will succeed. In isolation social housing providers cannot deliver this
and there is little evidence of central government policy forcing the issue at local government levels. Without
this there is no chance of successful or fundable projects. We believe that government should produce a
cohesive vehicle for inter-agency planning and execution of regeneration plans.

5.3 Social landlords are working towards further improving the energy eYciency of their homes via the
retrofit agenda and projects to address fuel poverty. Knowsley Housing Trust point out that, whilst suYcient
funds may be available to maintain decency going forward, raising standards beyond this is a challenge for
the business plan given the current economic climate and prospect of rent decreases.

5.4 Funds are limited and social landlords need to prioritise to establish the most cost eVective use of
money. In maintaining sustainability we need to invest more in the external environment that the internal,
as neighbourhoods can fall into irreversible decline if the level of investment is not right. However, not all
social housing is estate- based and government needs to be aware that, whilst the quality of neighbourhoods
is important, few social landlords can have a significant impact on their own. Great care must be taken not
to hold social landlords to account for wider neighbourhood/environmental standards which they cannot
always influence and which cannot readily be measured.

22 Housing Health and Safety Rating System.
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5.5 It is essential that landlords take into account energy eYciency when investing in existing stock. Fuel
poverty is often a result of poorly insulated homes with low eYciency white goods and ineYcient heating
systems. Schemes can be set up to educate and encourage residents to be energy eYcient and this work has
already begun within some social landlords’ financial inclusion and aVordable warmth strategies.

5.6 We believe that the role of government and regulators should be to encourage improvement in the
quality of provision via well informed asset management strategies. Whilst there is a place for a baseline
decency standard much more will be achieved via an approach based on robust stock condition data and
cohesive neighbourhood based strategies.

6. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

6.1 As most RSLs have committed significant resources on DHS, leading in some cases to increased
gearing ratios, there is uncertainty how they will be able to fund these other requirements.

6.2 We propose that if a tenant’s fuel bills are reduced due to works that the RSL has carried out then
there should be a facility to fund this in part by increases to the rent. This would then give the RSLs some
extra monies required to do works, not only to the properties but to the estate environment to prevent decline
and encourage regeneration. Riverside has expressed an interest in the Department of Energy and Climate
Change (DECC) pilot projects for a Pay As You Save scheme for energy eYciency improvements to
existing homes.

6.3 The sector does need to change (and is changing). We need to understand more about what is possible
technological terms and spend more time educating both staV and residents. As providers we will not have
suYcient funds to do everything we need to do to raise environmental standards, but given continuing
commitment from government (and EU) in the form of grants and funding there is hope that progress can
be made. A commitment to change will need to extend to all stakeholders so that employers, transport, and
energy suppliers and so on all play their part in providing funding and support.

7. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

7.1 We know from the Rugg review of the private rented sector23 that standards in both private and
owner occupied sectors fall below those in social housing. 50% of private rented property fails to meet the
new Decent Homes standard. Only 66% of homeowners live in “Decent Homes”, compared to 72% of social
tenants. Whilst 21% of social housing stock achieves the highest Energy EYciency Rating, just 4% of owner-
occupied properties and 10% of privately rented homes meet this standard.24

To help improve standards across the board the Decent Homes target could be applied to all rented stock
as a criterion for receipt of Housing Benefit and there could be legislation that prevents landlords directly
discriminating against benefit claimants. Private landlords should be licensed and housing benefit only paid
for those licensed properties.

8. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

8.1 The evidence is being compiled at a time when the whole structure of regulation is being reviewed.
The Tenant Services Authority has published its discussion paper on the future of housing regulation and
CLG is consulting on its directions to the TSA, the remit of which includes “quality of housing”. The
Housing Corporation Regulatory Code remains the backbone of regulation at the time of writing. In
addition to this, when conducting their housing inspections, the Audit Commission refer to the Key Lines
of Enquiry (KLOES), in particular the Stock Condition and Asset Management KLOE.

8.2 The Regulatory Code itself provides very generic advice on the need for homes to be maintained
which, although acceptable in a wider regulatory sense do not assist with standard setting. The “excellent
descriptors” in the KLOE describe the standards which social landlords should aspire to although they do
not make suYcient reference to energy eYciency and sustainability measures or aVordable warmth.
However in our experience the KLOEs are sometimes applied in a fairly inflexible way by inspectors for
example with hard and fast ratios on the volume of responsive and planned repairs.

8.3 Government proposes to direct TSA on the content of the standard it should set on quality of
accommodation with reference to continuation of the Decent Homes programme. The proposed directive
maintains current policy on Decent Homes (achievement of target by 2010) but gives no hint of what may
lie beyond saying only that the direction will allow TSA flexibility to work with landlords in developing a
strategy to meet the standard after 2010.

8.4 It is proposed that a new national standard on Quality of Housing (Decent Homes) is created by the
TSA and as a housing association we would welcome setting of minimum standards although mindful of
the fact that decent homes do not necessarily make for decent neighbourhoods. The standard is likely to
refer to published Decent Homes Guidance. However with 2010 looming any guidance would need to go

23 The Private Rented Sector, its contribution and potential. Julie Rugg and David Rhodes, Centre for Housing Policy,
University of York.

24 Source: CLG 2007.



Processed: 16-03-2010 23:15:05 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 114 Communities and Local Government Committee: Evidence

further than this in setting standards for tomorrow. The possibility that local standards on quality of homes
may go beyond the national definition is raised in the TSA consultation and we do not disagree with this
but believe the content of local standards should not be a matter for regulators.

8.5 In conclusion, although a framework exists current arrangements for future regulation are not at the
present time adequate as there is insuYcient information available on which to base plans and strategies.
The framework which replaces the Regulatory Code needs to give specific guidance on what landlords are
expected to achieve in the wake of Decent Homes including any energy eYciency and sustainability
requirements.

8.6 However, given the vast diversity within our housing stock, we would suggest that the main aim of
the regulator should not be to focus on rigid standards. The real role for regulators should be to (i) check
providers have adequate information on their stock (ii) ensure they have robust planning frameworks in
place and (iii) ensure that investment levels are appropriate given the nature and condition of stock and the
resources available. If the current regulatory bodies continue to target only the housing provider and not
the wider stakeholder group, only the provider will be improving. Similarly, where regulation concentrates
on housing provision the overall positive eVect on the community will be limited.

8.7 We would also reiterate that DHS does not in the main apply to the private and owner occupied sector
creating huge disparities in property condition across the country. New build space standards at the bottom
end of market will almost certainly create problems for the future and there is no independent inspection of
decency being applied.

9. Are there local examples of innovative best practice with wider post-2010 applicability?

9.1 Fusion21 has a long history of achieving collaborative buying linked in with creation of jobs. This
collaborative approach has led to a high level of shared learning amongst many organisations. This had a
direct eVect on improved methods of working for certain organisations, KHT managing to finish their
programme of works 18 months earlier than previously anticipated. It has allowed for organisations to
tackle issues of common concern and as a result Fusion21 has sustained itself beyond decent homes.

Fusion 21 has been hugely successful in levering much needed job creation into Merseyside on the back
of the investment needed to meet DHS. With long term business certainty the construction supply chain has
been able to support the RSL partners in achieving this success. This model can be replicated and applied
in principle post 2010.

Several RSLs are already undertaking pilot projects to try and achieve best practice for designs and so on.

10. Conclusions

We welcome the discussion on the issues of decency in the housing sector and await with interest the
findings of the Select Committee. Our main concern is that any successor to the DHS is modern, aVordable,
fit for purpose and complimentary to the sustainability of individual properties and the wider community.

September 2009

Memorandum from the Residential Landlords Association (RLA) (BDH 20)

Summary of Evidence

(1) Evidence is limited to those parts of the Inquiry which aVect the private rented sector; not social
housing.

(2) Private landlords complain that similar standards to those applicable in the PRS are not enforced in
the social sector, especially by local authorities. This is now less of a problem because of the implementation
of Decent Homes and it means that there is a yardstick in the social sector now broadly comparable with
PRS standards.

(3) There is still potential unfairness because private landlords still face potential criminal sanctions,
unlike social sector landlords.

(4) Local authorities are, in eVect, above the law because they cannot serve a notice on themselves.

(5) Unlike the PRS the social sector has received a large influx of public money.

(6) Finger pointing at the PRS regarding the state of their stock overlooks this large amount of public
money which has helped upgrade social sector housing.

(7) Although HHSRS is tenure neutral it has not been enforced even handedly in the owner/occupied
sector.

(8) Prior to HHSRS there was prescriptive regime in the PRS lacking flexibility. HHSRS is at the
opposite extreme.
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(9) HHSRS is too complex and is a local authority enforcement took and does not provide practical
assistance for PRS landlords to know what is expected of them.

(10) Private landlords prefer to be told what to do so long as it is reasonable and any alternative proposals
are considered.

(11) PRS landlords do not want the upheaval of yet more change by getting rid of HHSRS.

(12) HHSRS needs to evolve. Workable practical guidance is needed on a national basis telling landlords
what is required of them relating to the main hazards under HHSRS.

(13) The RLA advocates mass voluntary compliance and this approach would assist this objective.

(14) There needs to be a management code for the PRS dealing with both management and the condition
of the property.

(15) There are currently insuYcient local authority EHOs to deal with all their responsibilities but still it
is the compliant landlord who is targeted.

(16) Accreditation schemes need to be developed into a self regulatory regime.

(17) Accredited landlords would be subject to the same requirements as everyone else.

(18) This would mean that the compliant landlord could then be moved out of the local authority
enforcement sector giving EHOs more time to concentrate of the non compliant landlords.

(19) The RLA is developing its own national accreditation scheme on a nationwide basis.

(20) The Decent Homes Standard is not a legally enforceable standard in the PRS and this should
continue to be the case with HHSRS still being the statutory basis for enforcement.

(21) The RLA advocates a national enforcement inspectorate to ensure compliance particularly in the
local authority sector.

(22) The RLA questions the targeted approach implementing Decent Homes and questions its
eVectiveness, with some diYculties in monitoring it.

(23) The thermal comfort element of the Decent Homes Standard is unduly prescriptive, with
questionable requirements. There are problems dealing with older stock.

(24) The main concern would be using the Decent Homes Standard in relation to fuel poverty is that there
would then need to be extensive programmes of insulation works at a significant capital cost particularly
for older properties.

(25) Another problem is that with Decent Homes the social sector only has to eliminate Category
1 Hazards whilst PRS landlords have to deal with Category 2 Hazards, which is not a level playing field.

(26) Financial assistance for PRS landlords has been cut back because of virtual non availability of
grants.

(27) We need to look at new ways of financing PRS major repairs etc. There needs to be an attractive
model for a national loan scheme.

(28) There needs to be a proper system of capital allowances for major works.

(29) VAT on major works should be reduced to 5%.

Introduction

1. The Residential Landlords Association is one of the two national landlords associations in England.
We have over 13,000 members controlling over 100,000 units of residential accommodation. Our members
let properties to families, single people, young professionals, students, benefit claimants etc.

2. This evidence is limited to those aspects of the Inquiry which touch on the private rented sector. We
do not deal with any aspects which are related to social housing.

Background

3. Over the years, many private landlords faced with local authority demands have quite rightly
complained that similar standards have not been enforced in the social sector, particularly by local
authorities themselves. It is fair to say that this has become less of a real problem due to the Decent Homes
Standard. At least it has meant that there has been a yardstick within the public sector broadly comparable
with standards expected of the private sector. Before this happened quite rightly private landlords were
complaining of run down properties in the social sector and local authorities/social landlords were facing
many claims by their tenants for disrepair.

4. There is still potential unfairness because private landlords face potential criminal sanctions for non-
compliance but social sector landlords do not. The worst example of this is that a local authority cannot
enforce against itself (because it cannot serve a notice on itself) so eVectively local authorities are above the
law even though they provide considerable parts of the rented housing stock (treating ALMOs and the like
as local authorities for these purposes).
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5. Of greater concern to the private rented sector is that to bring their stock up to date they have received
a huge influx of public money. In the meantime grants are no longer available, to all intents and purposes,
for the private rented sector. We come back to the issue of finance below. What we are now seeing is finger
pointing at the private rented sector who are accused of having the worst housing stock but this overlooks
the vast amounts of tax payer’s money which has been invested so as to upgrade the public sector.

6. Another concern has been that although the Housing Health and Safety Rating System (HHSRS) is
intended to be tenure neutral, even though it addresses issues of health and safety, it has not been enforced
even handedly in the owner occupied sector.

Arrangements for Future Regulation

7. Prior to the implementation of the Housing Act 2004, essentially we had a prescriptive regime to lay
down standards in the private rented sector. This lacked flexibility. The introduction of HHSRS however
has gone to the opposite extreme with its risk based approach operating on a case by case basis depending
on a number of very variable circumstances in some cases. Further, HHSRS is an enforcement tool (using
risk assessment) for local authorities, and not of practical assistance to landlords themselves.

8. Overwhelmingly, private landlords prefer to be told what to do, subject to two important provisos.
First the requirement should be reasonable (and not excessively costly) and secondly landlords want the
opportunity to have alternative proposals seriously considered (ie the element of flexibility which the pre-
2004 Act did not allow for).

9. HHSRS is a complex system, not understood by private landlords (and not really intended to be) and
we suggest not understood always by all Environmental Health OYcers! Inevitably, it is a system which takes
time to understand and implement.

10. HHSRS is of no real value to landlords because of its purpose and complexity. However, private
landlords do not want yet more change of a drastic nature. We are, therefore, not advocating the scrapping
of HHSRS despite its limitations.

11. Rather, we are suggesting that HHSRS remain as the statutory enforcement tool but that it should
evolve so as to bring about a new modified regime where there is the element of certainty for which landlords
ask but equally flexibility. Having gone from one extreme to the other we need to establish workable
middle ground.

12. Fortunately, a precedent already exists for this with the LACORS Guidance on Fire Safety
Precautions for Existing Housing. The RLA was very closely involved in the development of this document.

13. How we see HHSRS being developed is that for each of the major risk categories (in addition to fire
which is now covered by the LACORS Guidance) workable practical guidance should be developed on a
national basis, telling landlords what is required of them. This will be a single document covering the main
hazards under HHSRS.

14. Such guidance would be based on normal levels of risk likely to be encountered in the average
property. Obviously, this guidance would have to address diVerent types of property. Thus, in the majority of
cases the landlord would be expected to follow this guidance (with the option of putting forward alternative
satisfactory solutions).

15. What is lacking at the moment, because HHSRS is an enforcement tool, is something to which the
landlord can work so as to obviate the need for enforcement action. We need to look for mass voluntary
compliance of reasonable requirements. This can be linked in with education and training for private sector
landlords.

A Management Code for the Private Sector

16. The RLA has long said that we need to deal with people not places. Over the years enforcement has
concentrated on physical standards in properties. Rather, we need to direct our attention to property
management. In turn this improves tenant welfare.

17. We have long advocated a code of management to set standards for management and this would
include requirements regarding repair standards/condition of properties. For example, even though the
Housing Act 2004 makes provision for such a code of practice for licensable HMOs, the Government has
failed to introduce such a code (except for larger student developments). The RLA even went to the extent
of preparing a draft of such a code but the Government do not wish to take it forward.

18. At the moment the legislation is simply not written to enable the landlord to be legally compliant.

Local Authority Enforcement Resources/Self Regulation

19. Currently, there are only approximately 1,600 local authority environmental health enforcement
oYcers. This is to cover 1,000,000 private sector rented homes plus all their other duties relating to housing.
Our consistent complaint is that it is the compliant landlord who is targeted. The minority of rogues and
non-compliant landlords operate under the radar.
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20. The RLA has for a long time argued that existing accreditation schemes should be developed into a
self-regulatory regime. Members of this committee have been circulated with details of our proposals and
the Chair of the Committee has expressed interest. We would emphasise that accredited landlords would be
obliged to observe at least the same standards as everyone else. In this way the compliant landlord can be
moved out of the local authority enforcement system leaving environmental health oYcers with more time
to concentrate on the non compliant. This will become even more important as local authority resources
reduce due to the current financial crisis. Already there are signs of Council budgets being cut as much as
20%. Regulatory functions are always a prime target for this kind of budgetary saving.

21. The RLA is developing its own national accreditation scheme because accreditation is not currently
available throughout the Country.

The Decent Homes Standard

22. The Decent Homes Standard is, of course, not legally enforceable in the private rented sector,
whatever certain local authorities may think. It should not become enforceable in our view in the private
rented sector because standards are already dealt with by other statutory provisions, particularly HHSRS.

23. The Decent Homes Standard does, however, provide a level playing field between the diVerent sectors,
as we have already pointed out. This should continue. Indeed, we would advocate a national enforcement
inspectorate to ensure compliance, particularly in the local authority sector where there is no enforcement
vehicle. The Inquiry refers to use of the Decent Homes Standard in the private rented sector in the case of
vulnerable households. This was previously the PSA7(A) target which was subsequently replaced by the
CLG Departmental Strategic Objective (DSO2). Whilst the RLA encourages improving standards in the
PRS we do question whether this kind of target approach is eVective. It is virtually impossible to monitor.
This is because local authorities can only monitor their own enforcement activities not work done by
landlords themselves. There are also a considerable number of variables in assessing vulnerability and
defective premises in that tenants are constantly moving in and out of vulnerability and properties in and
out of decency.

24. Another problem regarding the Decent Homes Standard is in relation to the thermal comfort element.
It is unduly prescriptive. It also illogically suggests for dwellings with gas/oil programmable heating the need
to have cavity wall insulation without the need for loft insulation? Undue emphasis is placed on central
heating rather than looking at other solutions, particularly in relation to accommodation such as bedsits.
There is also the problem of dealing with older stock, particularly that with solid walls. We are dubious to
say the least of any suggestion of extending the Decent Homes Standards in relation to matters such as fuel
poverty because of the links to fluctuating fuel prices and incomes.

25. Our main concern with regard to the use of the Decent Homes Standards in relation to fuel poverty
is potential for requirements for extensive works of insulation (eg double glazing and cavity wall) because
of the significant capital cost relative to rental returns, particularly with smaller older properties. Whilst loft
insulation does not pose such a cost problem other means of improving energy eYciency so as to reduce fuel
poverty are much more problematic in cost terms. There are also the practicalities particularly with older
houses.

26. Another issue with regard to the application of the Decent Homes Standard to Council owned and
ALMO social rented housing is that it only requires Category 1 Hazards to be addressed; whereas the private
landlord may be subject to enforcement action with regard to Category 2 Hazards. This is not a level
playing field!

Finance

27. As we have already pointed out, there has been very considerable investment of tax payer’s money
into the social sector but at the same time grants for private landlords have been cut back. This is despite
the fact that it may simply not be economically viable for landlords to improve their properties and
particularly to carry out expensive energy eYciency improvement measures.

28. We do need to seriously address the issue of the financing of improvements/major repairs/
refurbishment in the private rented sector. Even in the good times Banks were very reluctant to lend for this
kind of activity on the whole. The problem at the moment is that everything is left to the individual local
authorities. Some still have loan schemes but these tend to have restrictive conditions attached which make
them unattractive. Others are developing schemes (sometimes across a number of local authorities).
Essentially, we need an eVective national model for a loan scheme which is attractive to landlords. The
current credit crunch will mean that it will be impossible for many landlords to obtain finance. We could
look at an equity sharing approach.

29. We also need to look at the Tax Relief Regime and introduce a proper system of capital allowances
for improvement/major repairs/refurbishment, with a reduction on VAT to 5% on this kind of work (which
although now permitted by European Law has not been implemented by the British Government).
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Conclusion

30. The Decent Homes Standard has led to something of a level playing field as between the social sector
and the PRS. However, there are still inequalities in the enforcement regime as between the two sectors. Of
greater concern is how major repairs/improvements (particularly in relation to energy eYciency) are going
to be financed going forward, with grants being virtually non-existent. A new form of loan scheme is
required, coupled with tax allowances, building on the existing LEASA Scheme.

31. We do have serious concerns regarding HHSRS and how it works. It is far from landlord friendly.
However, in view of the very considerable upheavals aVecting the PRS over the past few years we are not
advocating root and branch change. Rather, we need to look at putting in place sensible guidance for
landlords not just in relation to physical condition of properties but also management standards.

32. What we do need to change radically is the way in which housing standards are enforced in the PRS.
There is simply insuYcient local authority resources and the position will get worse due to the current
financial climate. Rather, we need to look at taking compliant landlords in to a self regulatory regime
through developing accreditation. They would have to observe the same standards. This would then free up
the limited number of EHOs to concentrate on those not willing to comply.

33. The Decent Homes Standard should not become legally enforceable in the PRS. As regards
vulnerable tenants in the PRS we have severe reservations about the existing targeted scheme which is not
workable in practice. We do not see how the Decent Homes Standards could be extended in relation to
fuel poverty.

34. We welcome the current Inquiry. Clearly, as the Decent Homes Standard has been around for some
time, thought needs to be given as to the way forward. We would, however, prefer that the Decent Homes
Standard should remain a standard which concentrates on the social sector; not the PRS.

September 2009

Memorandum from Ridge and Partners Limited Liability Partnership (LLP) (Ridge) (BDH 21)

Summary of Evidence

The key observations made within this evidence include:

— Whilst not a perfect vehicle, the Decent Homes Standard (DHS) has successfully brought a new
focus onto eVective asset management, including the value of robust asset data (intelligence),
sustainability assessment (viability), eVective procurement and resident involvement;

— A standard helps to focus attention upon eVective asset management and thus, a standard similar
to DHS should be retained beyond 2010, to help avoid stock condition deteriorating once more,
any such standard is likely to require suYcient funding to be made available;

— The interpretation of DHS up and down the country remains variable due to the flexibility of
interpretation (eg “adequate” space and layout of a kitchen [Criterion C]);

— Local authority best value performance indicators (BVPI) and housing association regulatory
statistical returns (RSR) have consistently failed to ask the important question—“what is the total
non-decency up to 2010?” [total non-decency being the sum of current non-decency ! potential
non-decency less any duplicated addresses];

— In the opinion of the author the DHS is preferable to alternative standards such as the Welsh
Housing Quality Standard (WHQS), which are over-complicated, hard to assess and diYcult to
deliver cost eVectively. Survey data requirements should be kept realistic and aligned with other
government agendas (such as energy surveys);

— Some items of the DHS should be reviewed and clarified (especially within Criterion C Modern
Facilities), if the Standard is to remain post 2010;

— Consideration should be given to adapting the Criterion D (thermal comfort) measures to a simple
SAP target (energy score);

— Several organisations will fail to achieve DHS by the 31 December 2010 deadline (especially late
round arms length management organisations (ALMOs) and recent transferring organisations;
although the most unfortunate organisations are those who have attempted stock transfer (LSVT),
with a negative ballot result, in some instances these organisations know that they have insuYcient
funds to deliver DHS yet now have no means to obtain additional funding (for example there is
no announced ALMO programme beyond round 6); It is important that Government continues
to provide suYcient funding to help organisations meet DHS and then to maintain a suitable
standard thereafter, this should include continued support of the stock transfer programme with
financing of over-hanging debt;
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— Any new standard should discourage “standard-chasing” (eg “pepper-potting” works programmes
to meet a theoretical target) at the expense of delivering logical and sustainable re-investment
programmes; and

— If landlords are appropriately funded and well run, minimum standards should become
unnecessary over time.

1.0 Introduction and Capability Statement

1.1 This evidence is submitted by Richard Hand (FRICS ACIH), on behalf of Ridge and Partners LLP.
Richard is the Partner within Ridge responsible for Property Consultancy activity and head of a team with
particular expertise in social housing asset management.

1.2 Richard and his team have developed a particular specialism in respect of the Decent Homes Standard
(DHS) since its inception almost 10 years ago; his experience of the Standard includes:

— Commissioning, project managing and undertaking stock condition surveys;

— Training client teams (local authority, ALMO and housing association) in respect of DHS;

— Training client teams in respect of the Housing Health and Safety Rating System (HHSRS);

— Establishing asset management databases and strategies to deliver DHS;

— Creation of a robust DHS model, used to assess current, potential and total non-decency within
datasets and also used to validate the data collected by a large range of other consultancies/
client teams;

— Development of works programmes designed to deliver DHS related projects;

— Procurement of contracts designed to deliver DHS programmes;

— Creation of policies, procedures and staV guidance to help ensure that DHS programmes are
delivered;

— Management of surveying teams responsible for DHS programme delivery; and

— Previous submission of evidence to the 2004 Committee.

2.0 Lessons to be learned from the Decent Homes programme

2.1 Whilst not a perfect vehicle, the Decent Homes Standard (DHS) has successfully brought a new focus
onto eVective asset management, including the value of robust asset data (intelligence), sustainability
assessment (viability), eVective procurement and resident involvement; this is a very positive outcome that
has benefited many residents. The end of the DHS (if not extended or replaced) could encourage a lack of
focus in asset management terms.

2.2 Whilst relatively straightforward in its written form, the DHS also had to be embedded within stock
condition survey technology and asset management databases (used to hold and store condition data). The
range of options and “permissible failures” within DHS made this a challenging task. During the
2004 housing stock options appraisal process Ridge was asked to review and validate a variety of condition
survey results, databases (bespoke and industry standard) and survey designs; this process confirmed our
speculation that the methods of data collection, interpretation and reporting vary considerably. In some
instances organisations were (not unreasonably) putting faith in the findings of third parties and software
that (in our opinion) was simply incorrect in their assessments of DHS results. The absence of clear condition
survey guidance and a national calculation model means that this “risk” still remains (in other words some
organisations report a certain DHS result, but when validated by an independent expert, can find that the
actual position varies considerably).

2.3 Because DHS reporting is currently constrained to a 2010 deadline the picture of works required
beyond this date are unknown (despite most DHS assessment models having the capability to predict up to
any defined future year). It is possible that a post 2010 “time-bomb” is waiting for those organisations who
have chosen to manipulate their data in order to produce more pleasing short term results. Whilst of course
not ethical, it is entirely possible that some organisations have chosen to defer work predictions (mostly of
“poor condition”) to 2011 or thereafter. In some instances organisations may now be facing a high workload
up to 2015, or 2020. The continued measurement of a standard (ideally a consistent one) should be kept to
assess overall condition requirements.

2.4 If the DHS is to be maintained then better definitions of ambiguous terms such as “adequate” or
“appropriate” (prevalent in Criterion C) should be better defined.

2.5 The DHS gives two forms of “failure”, “current” and “potential”. Local authority best value
performance indicators (BVPI) and housing association regulatory statistical returns (RSR) have
consistently failed to ask the most important question (in our opinion)—“what is the total non-decency up
to 2010?” [total non-decency being the sum of current non-decency ! potential non-decency, less any
duplicated addresses]. To focus on the results/progress in any one given year is misleading, as a consequence
of the “saw-tooth” profile of results that emerge year on year (because DHS results come from condition
data, which typically assesses the need for work on a year on year basis, an organisation may achieve 0%
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“currently non-decent” in a year, only to see the database rolled-on at the year end and then all of the next
year’s “potentially non-decent” dwellings become currently non-decent one day later!). Wouldn’t it be more
logical for stakeholders to see the full picture rather than just a (misleading) snapshot?

2.6 Whilst no standard can or should remain static, there have been two updates to DHS (2004 and 2006).
The most notable change in 2006 update was the introduction of HHSRS as Criterion A, with a hazard score
of 1,000 or more introduced to define a failure point. This adjustment required a complete re-design of stock
condition survey processes and necessitated widespread staV training on the revised assessment. ODPMs
clarification in 2005 (also Housing Corporation in 2006) that an “indicative” system of data capture as
opposed to a full HHSRS Version 2 assessment was however welcome.

2.7 In 2006 there were also several other “clarifications” that were made, including a clear reduction in
the DHS, whereby partial heating systems (of 2 or more rooms) were deemed to be acceptable under
Criterion D—prior to this it was widely understood that partial heating systems were not acceptable; this
was viewed as a retrograde step and required modification of survey and database systems.

2.8 The original DHS guidance confirmed that where works were refused by a resident that the property
could be deemed “decent” until such time as there was a change of mind or a change in tenancy, in 2004 this
exclusion rule was reversed, only to be reverted back to the original system in 2006. Consistency please!
Perhaps a more sophisticated model would be to calculate total non-decency (including dwellings where
works have been refused), however statistical returns should also demand to see the numbers of dwellings
where work has been refused in addition to the total figure (this provides a more insightful picture). We
would also encourage the adoption of more clear guidance about works that a resident can/cannot refuse
(eg on health and safety grounds).

2.9 With the exception of ALMOs (where up to a 5% allowance was permissible within Building Cost
Models), the DHS has made little eVective diVerence to “decent communities” or related assets (such as
garage blocks), instead with a focus on the dwelling itself. Any revised standard is encouraged to promote
more joined-up regeneration “beyond the garden gate”. If well thought through (including cross fertilisation
between all housing providers in an area) this has the potential to engender greater community cohesion
and less anti-social behaviour, through more pleasing environments. Additional sources of funding will be
necessary to achieve this objective as most social landlords’ budgets are correctly focussed on maintaining
an ageing stock.

2.10 Any new standard should provide a higher degree of emphasis upon making safety systems (such as
smoke alarms) mandatory (an opportunity missed in the existing DHS).

3.0 Lessons to be learned from DHS equivalents

3.1 The vast majority of work undertaken by Ridge has related directly to the DHS and English
organisations; however we have assisted large Welsh Housing Associations to develop suitable survey
systems to capture Welsh Housing Quality Standard (WHQS) data and thereafter to help establish robust
WHQS results calculation systems. We have also reviewed the Scottish equivalent.

3.2 In the opinion of the author the DHS is preferable to alternative standards such as the WHQS, which
are over-complicated, hard to assess and diYcult to deliver cost eVectively. WHQS data requirements
substantially increase condition survey time input and data maintenance obligations (seemingly with very
limited “real world” benefit).

3.3 For example, the WHQS has a very complex array of objectives and therefore data requirements.
From a stock condition surveyor’s perspective as well as that of a database designer/manager this standard
is a nightmare that appears to confuse good practice new build design recommendations with more practical/
achievable targets. There needs to be a realistic expectation for what work can be sensibly undertaken to
older dwellings (retro-fit), as opposed to more modern construction types. In summary, simplicity of data
requirements with a focus on the important dwelling attributes is to be recommended.

4.0 Where targeted housing fails to reach DHS by 2010, how should the backlog be addressed?

4.1 It is interesting to note that the DHS contained no “penalty” for failure to reach the Standard by the
deadline.

4.2 There is likely to be two key sources of “failure to reach DHS by 2010”. The first is as a consequence
of works that have been refused by a resident (albeit these are strictly speaking classified as “permissible
failures” and are excluded from statistical returns). The incidence of rejection appears to vary widely from
area to area and landlord to landlord, although the total numbers involved should not be excessive, these
works will in all reality be undertaken when the dwelling becomes void, or will be added to future planned
programmes. The second likely source is where planning has been poor, or (more likely) where suYcient
funds have not been available to deliver the volume of works identified.

4.3 Some organisations have already sought and have been granted extensions to their delivery
programmes for logical reasons (such as recent transferring organisation or late round ALMO). In these
instances the delivery of the 2010 standard (as extended) should continue to be monitored, plus any new
standard monitored in parallel (although a new standard may demand an increase in funding levels—for
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example we are not aware that any additional funding has been made available to ALMOs who have
extended their programme beyond 2010, yet are still required by CLG to meet the standard until the
programme is complete!).

4.4 Some organisations appear to be caught in an impossible position, for example we are aware of one
local authority that has twice balloted its residents for stock transfer (unsuccessfully), with this being the
chosen option through housing stock options appraisal and seemingly the most logical in financial terms,
they do not have suYcient funds to meet DHS by the deadline and thus face a stock that will generate an
increasing backlog of works over time. They cannot apply for ALMO status since no round (beyond round
6) has been announced. Organisations in this position may require special consideration or treatment
(assuming the current HRA subsidy review does not yield an answer).

4.5 The most pertinent answer to this question will be generated from an understanding if DHS will
continue beyond 2010 in its current or an adapted form. Failure to set a new standard is likely to see
condition levels deteriorate once more (to a pre-DHS programme level). Our surveying staV still find that
stock condition in the social housing sector is often poor and that improved levels of planning activity and
financing of repairs and maintenance is required.

5.0 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

5.1 In terms of the estate and environment surrounding social housing, the initial response to the question
is “yes” environmental matters should be taken into account; however this is likely to be almost impossible
to define (usefully) in generic terms. What works in an inner city estate is probably irrelevant to the country
village infill development. Therefore it may be more prudent to leave complex environmental matters outside
of any future standard, but to encourage a more joined-up approach to estate regeneration and
environmental improvement by forcing collaborative working systems (with all social housing providers and
local stakeholders contributing), this could be incentivised with additional funding to schemes that receive
resident backing.

6.0 Do the management organisations (Council, ALMO and RSL) need to change? Will they have
suYcient funds?

6.1 Social housing providers are under continual pressure to adapt, change and improve. The advent of
ALMO came about as a consequence of the requirement to meet DHS, thus after the 2010 deadline (unless
they have an agreed programme extension) careful consideration of the future will be required. ALMOs, in
our opinion, have increased quality of service in the non-RSL sector and apparently benefit from the
segregation from the other duties that local authorities have, thus should be encouraged to continue.

6.2 CLG should consider extending the ALMO programme with additional rounds, along with a
continuation of the stock transfer programmes (including funding of over-hanging debt situations, as well
as addressing residual HRA costs for local authorities when transfer has occurred).

6.3 Whether management organisations will have suYcient funds in the future depends predominantly
on the obligations placed upon them (eg what will the new DHS require?) including changes in legislation
(such as Building Regulations, HHSRS etc.). In our opinion most Councils and ALMOs are unlikely to have
suYcient future funding without substantial change to the subsidy system.

7.0 What are the implications for decent housing standards of the Government’s proposal currently out for
consultation, to move to a devolved system of council housing finance?

7.1 The review of devolved council housing finance is a welcome consultation process, although we
believe that it is too early to comment upon the eYcacy of any new system in terms of repairs and
maintenance aVordability.

8.0 How should the DHS target for private sector homes occupied by vulnerable people be taken forward?

8.1 The work undertaken by Ridge has mostly been focussed upon public sector stock; however we would
observe that any application of DHS targets within private sector homes (occupied by vulnerable people or
otherwise) should be sensitively handled so as to counter balance the rights of an individual to continue to
enjoy the quiet occupation of their property, with the well intentioned assessment of condition so as to help
protect the health and welfare of an individual.

9.0 Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

9.1 The minimum standard for housing is currently defined by the HHSRS which is the responsibility of
environmental health professionals; so in the context of the legal minimum the arrangements for regulation
are in place, although this regulation tends to react to problems as and when they become known as opposed
to taking a community wide proactive approach. Combining HHSRS with the DHS placed an obligation
for social landlords to gather HHSRS data and to use this to help make their housing stock safer and
healthier places to be (which is laudable). The removal of a standard (such as DHS) post 2010 could result
in a lack of focus by landlords on HHSRS.
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9.2 If the question posed refers instead to the regulation of a new DHS, then continued monitoring of
progress through statistical returns is encouraged, with these being more proactively assessed, monitored
and challenged by the TSA/HCA.

10.0 Are there local examples of innovative best practice with wider post 2010 applicability?

10.1 During our work, we have encountered and implemented several good practice initiatives engaged
by landlords, all of which cannot be reflected here due to document size limitations. Perhaps the most
encouraging systems seen are those that adopt modern best practice asset management principles and set
out delivery plans that not only address the essential maintenance requirements of a housing stock, but also
the aspirations of residents. These tend to assess the total needs of a stock and also define re-investment
priorities. Plans are then developed that meet the defined objectives in a sustainable way. More often than
not (subject to having suYcient funding) these strategies automatically deliver minimum standards such as
DHS without the need for considerable additional thought (on the basis that dwellings are well maintained
through eVective planning and delivery). If landlords are appropriately funded and well run, minimum
standards should become unnecessary over time.

10.2 Any new standard should discourage “standard-chasing” (eg “pepper-potting” works programmes
to meet a theoretical target) at the expense of delivering logical and sustainable re-investment programmes.

September 2009

Memorandum from Construction Products Association (BDH 22)

The Construction Products Association represents the manufacturers and suppliers of products to the
construction industry. Through its major company and trade association members it represents more than
85% of the £40 billion industry in the UK.

Summary

— The Decent Homes programme has not kept pace with interim targets and is unlikely to meet the
revised target that 95% of all social housing will be of a Decent standard by 2010.

— Improving the energy eYciency of non-decent homes will help raise them to a Decent standard and
also help meet the government’s CO2 emissions targets.

— The construction products industry is keen to engage with government to identify a process to
deliver what is required to meet its Decent Homes targets.

— The most important point of all is to set a clear programme for removing the outstanding backlog.

— Local Authorities and Housing Associations should tackle a number of properties within a given
area at the same time as this will provide significant benefits.

— Resources will be spread too thinly if minimum acceptable standards are amended to take into
account issues such as the estate.

— The same principles as applied to local authority non-decent homes should be applied to private
sector non-decent homes.

Main Text

1. The Association welcomed the commitment the government made in 2000 to bring all social housing
up to a Decent standard by 2010. We have been monitoring on an annual basis the progress that has been
made towards achieving this (along with other government commitments on other aspects of the built
environment such as schools, hospitals and transport infrastructure) in our annual report Achievable
Targets: is government delivering? which is available on the Association’s website.

2. Unfortunately the programme has not always kept pace with the interim targets that were set:

Target Progress made

By April 2004 reduce number of non decent homes by 24%, a reduction of one 24% reduction
third from the 2001 baseline
By 2006—by 45%–50% 31% reduction
By 2008—by 65%–70% 55% reduction

Against this background we are very doubtful that even the revised target that 95% of all social housing
will be of a decent standard by 2010.
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3. In considering this it also has to be borne in mind that the “Decent” (even after taking into account
recent revisions of this) Homes standard falls well short of the standard that government sets for new social
housing. Bringing all existing social housing even up to this modest standard is not an unreasonable
aspiration and should be achieved as quickly as possible. This is particularly pertinent as one of the key
elements by which social housing falls short of the Decent Homes standard, is in respect of energy eYciency.
Tackling this not only provides improved accommodation for the occupants of these dwellings, it also helps
save on their energy bills, and, critical for the government’s climate change agenda, it reduces the carbon
emissions.

4. The construction products industry is constantly innovating to find new products to deliver the
significant improvements in energy eYciency required to deliver zero carbon new housing by 2016. It is
important to recognise that the products required to deliver existing housing up to a decent standard are
readily available, the key to meeting the targets for decent housing rests not with developing new products,
but more with identifying a process to deliver what is required as eYciently and as cost eVectively as possible.
Manufacturers and suppliers are keen to engage in delivering these solutions.

5. The Association is not in a position to contribute to all the questions that the Committee is asking for
advice on. The main points we would wish to make are:

Where targeted housing fails to reach the Decent Homes criteria in 2010, how should the backlog be addressed?

6. Most important of all is to set a clear programme for removing the outstanding backlog, a programme
that has clear interim targets and has the financial support that is needed to ensure it is delivered.

7. In terms of the mechanism for delivering this programme, Local Authorities and Housing Associations
should utilise the money available to ensure a large number of properties are improved at the same time in
the same area. This project process has significant benefits over a piecemeal approach:

— Tenants in the same area receive the benefits in a similar time frame creating a neighbourhood
approach rather than a silo approach, thus reducing tenant complaints.

— Labour is more eYciently organised as teams can begin at one end of a street or road and work
their way along. The benefit comes from reduced travel time, less carbon emissions from vehicles
and easier management of labour with improved labour eYciencies. This method typically
increases eYciency by 20%.

— Distributors can plan back to back orders from manufacturers and manage delivery programmes.
The benefit is derived from improved end to end logistics and a subsequent reduction in carbon
emissions from delivery vehicles, better utilisation of labour and less risk of accidents as deliveries
are planned and road closures for height equipment is easier to manage and implement.

— Manufacturers can plan better production runs. Reducing the demand on fuel makes labour more
eYcient and assists in reducing overheads and costs.

— Tenants see the benefits faster and at the same time. One of the benefits of the mass installation of
energy eYciency measures is not just the reduction in carbon from the installations but the lifting
of many tenants out of fuel poverty as their energy bills are reduced.

— From a government perspective, knowing that a street, estate or town containing a specific number
of social properties has been improved allows the Local Authority/Housing Association to easily
monitor and report on carbon savings. There have been instances in the exchange of bathrooms
where authorities were about to approach the same property after only eight months because of a
spasmodic approach and no clear records.

— Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?.

8. The danger with extending the requirements away from the condition of the individual dwelling to
issues like the estate is that it will spread the resources available more thinly and it will take longer to address
the key issues that are already defined in the standard. This is a particular concern at a time when public
resource is likely to be at a premium.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

9. Wherever possible the same principles as set out above should apply to improvements to private sector
dwellings ie try to deal with the physical requirements of the property in a grouped way. Clearly this is more
diYcult as the vulnerable households referred to are more likely to be scattered throughout the community,
but every eVort should be made to avoid a piecemeal approach to overcome the shortcomings alluded to
above.
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Are there local examples of innovative best practice with wider post-2010 applicability?

10. St. Augustine’s Road, Camden, is an excellent example of best practice in relation to bringing a non-
decent home up to a Decent Homes standard. The house is a four storey semi-detached property, which was
dilapidated and in need of modernisation. A close working partnership between contractor and
manufacturer enabled very high levels of energy eYciency to be achieved in what was a diYcult
refurbishment. The building is the first of its type to achieve carbon dioxide emission levels to Level 4 of the
Code for Sustainable homes. The property is Local Authority housing and is currently occupied by tenants
from Camden Council’s housing waiting list.

September 2009

Memorandum from National Energy Action (NEA) (BDH 23)

Summary of Comments from National Energy Action (NEA)

— NEA’s comments focus on the inadequacies of the Thermal Comfort element of the Decent Homes
Standard.

— In several respects the Decent Homes programme in England is inferior to equivalent programmes
in Wales and Scotland. This is the case both in terms of the heating and insulation standards
mandated and in the failure to specify minimum SAP targets for energy eYciency in the housing
stock.

— The Decent Homes Standard is no longer tenure-specific and applies also to private housing.
However the Government is currently on target to meet neither social nor private sector targets.

— Government should recognise the need to devise new and more rigorous standards for energy
eYciency as set out in a number of previous reports from Parliamentary Committees.

— High energy eYciency standards can address social, environmental and economic problems.

— NEA proposes a National Energy EYciency Scheme operating across all tenure groups – in eVect
this would make the Thermal Comfort element an irrelevance.

— Cuts to the Warm Front budget will have a negative impact on provision of Decent Homes in the
private sector.

— The Housing Health and Safety Rating System is not being implemented eVectively.

— There is considerable existing evidence of the benefits of area-based initiatives in delivering fuel
poverty and carbon reduction programmes. NEA sees the Community Energy Saving Programme
as a crucial test of the eVectiveness of this approach and advocates national roll-out of adequately
resourced and comprehensive community energy eYciency programmes.

Comments from National Energy Action (NEA)

1. Background

1.1 National Energy Action (NEA) is a national charity working to reduce and ultimately eradicate fuel
poverty. NEA seeks to achieve these objectives through policy development and representations to key
agencies, Government, energy suppliers and Ofgem. NEA also adopts a campaigning role in pressing for
programmes and resources to meet the needs of vulnerable energy consumers.

1.2 Fuel poverty results from a combination of low household income, unaVordable energy prices and
poor heating and insulation standards. Whilst NEA’s policy work covers all three areas we attach priority
to policies and programmes to improve the energy eYciency of the housing stock as the most rational and
sustainable solution to fuel poverty.

1.3 Consequently, NEA welcomes the Communities and Local Government Committee’s inquiry into
housing standards post-2010 as an opportunity to revisit the Decent Homes Standard as a major force in
addressing fuel poverty.

1.4 NEA understands that the scope of this inquiry goes beyond the Thermal Comfort element of the
Decent Homes Standard but, given NEA’s remit, it is inevitable that our comments focus primarily on the
heating and insulation aspects of the standard. Where relevant NEA’s comments follow the specific
questions raised in the Committee Call for Evidence.

2. What lessons can be learned from the Decent Homes Programme and equivalents in Scotland, Wales and
Northern Ireland?

2.1 In the context of heating and insulation improvements a number of lessons can be learned from the
Welsh Housing Quality Standard (WHQS) and the Scottish Housing Quality Standard (SHQS). This is not
because either of these standards is particularly rigorous, it is because the standards established for England
are so weak.
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2.2 In the case of Wales, the standard specifies that all cost-eVective opportunities to upgrade the thermal
and ventilation performance of the dwelling must be taken. Heating systems should be fuel eYcient and
reasonably economical to run, all tanks and pipes must be lagged and the standard requires a minimum of
200 mm loft insulation. Crucially, the standard also requires that a dwelling should comply with a
predetermined SAP25 rating related to the size of the property.

2.3 The Scottish Housing Quality Standard requires cavity wall insulation to be installed where
technically feasible and appropriate, and a minimum of 100 mm of loft insulation. A full-house central
heating system must be installed and supplementary measures undertaken to achieve a minimum energy
eYciency rating of NHER 5 or SAP 50.

2.4 In contrast, the Thermal Comfort criteria of the Decent Homes Standard in England are far less
demanding than these modest requirements set for Wales and Scotland. In place of whole-house heating all
that is required in England is that the primary heating system should distribute heat to two or more rooms
in the dwelling. 50 mm of loft insulation or cavity wall insulation is classed as “an eVective package of
insulation” in properties heated by gas or oil, and where the dwelling is heated by electricity, solid fuel or
LPG both cavity wall insulation and 200 mm of loft insulation should be installed as appropriate.

2.5 No minimum SAP is required although it is suggested that a SAP rating lower than 35 should be seen
as a proxy for a Category 1 Hazard under the Housing Health and Safety Rating System. It should be noted
that some 15.5% of properties in England (3.4 million dwellings26) have a SAP rating below this level.

3. Where targeted housing fails to reach the Decent Homes Criteria by 2010, how should the backlog be
addressed?

3.1 Although the Thermal Comfort element of the Decent Homes Standard was cited as the
Government’s main programme to address fuel poverty in the social rented sector, and this programme was
to be complete by 2010, NEA understands that only 95% of the target will be reached and that extensions
have been agreed for those social landlords failing to comply. It is unclear how much of this failure can be
attributed to Thermal Comfort failure.

3.2 NEA would emphasise that the Decent Homes Standard is no longer tenure-specific and that a much
greater failure may yet emerge from targets set for vulnerable households within the private sector.

3.3 In the 2002 Spending Review, the Decent Homes Standard was extended to include all private sector
homes occupied by vulnerable households. The Department for Communities and Local Government
defines a vulnerable household as one in receipt of a disability-related or means-tested benefit.

3.4 Targets for vulnerable households

The Government set the following targets for vulnerable households:

— There is a year on year increase in the proportion of vulnerable private sector households in
decent homes

— The 2006–2007 English House Condition Survey shows the proportion of vulnerable households
in decent private sector homes to be more than 65%

— The 2010–2011 English House Condition Survey shows the proportion of vulnerable households
in decent private sector homes to be more than 70%

— The 2020–2021 English House Condition Survey shows the proportion of vulnerable households
in decent private sector homes to be more than 75%.

3.5

VULNERABLE PRIVATE SECTOR HOUSEHOLDS IN DECENT HOMES 200727

Tenure Decent (Number) Decent (%) Total households

Owner occupied 1,575,000 64.9% 2,448,000
Private rented 354,000 48.2% 734,000
All vulnerable households 1,929,000 61.0% 3,160,000

3.6 The table above shows the Government on course to meet its targets within the owner occupied sector
and failing badly in the private rented sector.

3.7 However, NEA believes that now is the time to stop agonising over target dates for compliance with
Decent Homes regardless of tenure and start working towards the next phase of improvement to the general
housing stock, but with a serious programme that can achieve both Decent Homes and fuel poverty targets.

25 SAP is used as a measure of the energy eYciency standard of a dwelling. SAP operates on a scale of 1–100 where the higher
the score the greater the energy eYciency of the home.

26 Impact Assessment of proposals for implementation of the Community Energy Saving Programme (CESP), DECC '
May 2009

27 English House Condition Survey 2007: Headline Report, Communities and Local Government, 2009



Processed: 16-03-2010 23:15:05 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 126 Communities and Local Government Committee: Evidence

4. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

4.1 The unique virtue of energy eYciency improvements in addressing fuel poverty is the simultaneous
contribution that is made to other social, environmental and economic objectives. Where energy eYciency
programmes are suYciently ambitious, properly designed and adequately funded they will deliver aVordable
warmth; compliance with carbon reduction targets for the domestic sector; and community regeneration
through the creation of green jobs and the release of consumer spend in the local community.

4.2 The real issue is not whether standards should be amended but at what level the revised standards
should be set and how these standards should be implemented. The model for community-based
programmes to address fuel poverty and carbon emissions is discussed later in this response.

4.3 NEA notes that the issue of higher standards within the Thermal Comfort element of the Decent
Homes Standard has been a matter of concern virtually since the inception of the standard. Certainly NEA
asserted strongly that the standard was not fit for purpose. This view has subsequently been endorsed in a
number of formal inquiries.

4.4 An ODPM Committee inquiry28 in 2004 recommended establishment of a Decent Homes Plus
standard post-2010 in the form of: “a much more ambitious thermal comfort criterion which is in line with
building regulations in force at the time when the new Standard is set. Policy development, evaluation and
funding for this criterion must be closely integrated with other key policies such as the Fuel Poverty Strategy.

4.5 The final EFRA Committee inquiry into fuel poverty29 also strongly supported much more rigorous
energy eYciency standards: “Decent Homes has clearly been an eVective vehicle for raising standards in social
housing. However, the low level of requirements set for thermal comfort means that significant scope remains
for improvement in energy eYciency levels.” The Committee further added: “We do not accept assertions that
it is not practical to achieve a SAP 81 level. We recognise that higher SAP levels will not be feasible for all
types of construction but that does not mean that policy should set targets at the levels achievable for poorer
housing stock. We recommend that Government assess the cost and feasibility of introducing a SAP 81 standard
as the basis of an improved thermal comfort standard for all social housing.”

4.6 NEA would concur with this view whilst adding that we see no reason why SAP 81 should not also
be established as at least an aspirational target across all tenure categories of the housing stock. The case
for SAP 81 is strongly endorsed in a recent research report from Consumer Focus30 which claims that 83%
of fuel-poor households could achieve aVordable warmth through rigorous energy eYciency standards.

5. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

5.1 Since NEA’s engagement with the Decent Homes Standard concerns only the Thermal Comfort
element and, by extension, the Housing Health and Safety Rating System as it applies to health hazards
resulting from cold homes, we will not comment on wider funding issues.

5.2 NEA’s policy position paper on a National Energy EYciency Scheme (see brief outline at 9.6) sets
out a funding mechanism to deliver major energy eYciency improvements across all tenure groups. In eVect,
the NEA programme and funding proposals would remove the Thermal Comfort element of the Decent
Homes Standard as the aspiration for energy eYciency improvement to the housing stock. This is discussed
later in relation to the question on local examples and post-2010 applicability.

6. What are the implications for decent housing of the Government’s proposal, currently out for consultation,
to move to a devolved system of council housing finance?

6.1 No comment.

7. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

7.1 Again, in the context of fuel poverty and aVordable warmth, NEA refers to the proposal for a
National Energy EYciency Scheme as the optimum vehicle for delivering heating and insulation
improvements to vulnerable private sector households.

7.2 We note the mismatch between the timescale for providing decent homes to vulnerable private sector
households and the requirement under the Warm Homes and Energy Conservation Act that all such
households should be removed from fuel poverty by 2010. Government policy requires only that 70% of
private sector dwellings should comply with the existing minimal Thermal Comfort standard by 2010 with
75% compliance by 2020–21.

28 Decent Homes, ODPM: Housing, Planning, Local Government and the Regions Committee, April 2004.
29 Energy eYciency and fuel poverty, Environment, Food and Rural AVairs Committee, June 2009
30 Raising the SAP: Tackling fuel poverty by investing in energy eYciency, Consumer Focus, May 2009.
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7.3 The Warm Front scheme is the main Government-funded programme to improve heating and
insulation in private sector housing. Clearly this programme has the potential to deliver the Thermal
Comfort element of the Decent Homes Standard to these tenure groups; however funding for the
programme will be subject to significant reductions in 2010–2011. The Warm Front budget in that year will
total £200 million compared with £400 million in 2008-2009 and £374 million in 2009–2010. Recent revisions
to the scheme have significantly increased the maximum Warm Front grant; however, whilst these increases
are to be welcomed it must be noted that the negative consequence will be even fewer installations completed
in 2010–11.

7.4 Over the period mid-2000 to mid-2005, between 194,000 and 259,000 dwellings occupied by
vulnerable private sector households were made decent as a result of Warm Front interventions.31

8. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

8.1 Other than the minimum fitness element required under the Housing Health and Safety Rating
System the Decent Homes Standard has no legislative authority and is underpinned by exhortation on the
part of Government, and social landlords’ awareness of a duty of care to their tenants. In this context NEA
observes that, to some extent, landlords have compensated for the inadequacy of Government prescription
by voluntarily adopting higher energy eYciency standards than those required under the Decent Homes
Standard.32

8.2 This research carried out by BRE on behalf of the Department for Communities and Local
Government indicated that: “the vast majority of social landlords are carrying out work well in excess of
the thermal comfort standard with 80 per cent planning to install both cavity wall insulation and loft
insulation in homes with gas or oil programmable heating. The survey estimates that by 2010 around 85%
of lofts in social rented homes will have at least 200mm of insulation.

8.3 Whilst it is to the credit of social landlords that they voluntarily adopt and implement higher
standards than those required by Government, their actions confirm that the original specification for the
Thermal Comfort element was unacceptably low. NEA believes that what constitutes acceptable energy
eYciency standards should be both demanding and prescribed by Government rather than being left to the
enterprise and discretion of landlords.

8.4 In the context of minimum housing standards NEA notes that the 2007 English House Condition
Survey reports that 2.25 million dwellings pose a Category 1 Excess Cold Hazard to their occupants. Whilst
this degree of hazard applies to 4% of social housing the figures for owner-occupied and private rented
properties are 10.6% and 15.2% respectively.

8.5 It is a continuing source of concern and dismay to NEA that little or no action is being taken by local
authorities to identify and remedy circumstances where a dwelling poses such a degree of threat to the health
and wellbeing of the occupants—particularly those tenants in the private rented sector.

9. Are there local examples of innovative best practice with wider post-2010 applicability?

9.1 There are numerous examples of existing good practice in delivering community-wide energy
eYciency programmes. The best known of these area-based models is that of Warm Zones where a
community is identified for receipt of a comprehensive assistance package including: practical heating and
insulation improvements; energy advice; information on benefit entitlement; and help in making a claim.

9.1 A delivery programme is then devised for this community with assistance prioritised to those
individuals and areas identified as being in the greatest need. Once the programme has served those areas
of higher deprivation it can move on to other sectors of the community thereby ensuring that all households
can benefit from the Warm Zone approach.

9.2 Warm Zones use a mix of funding sources including the Carbon Emissions Reduction Target and
other energy supplier support, Warm Front and regional and local grant assistance. This coordinated
approach enables Warm Zones to overcome what is often seen as a major flaw in energy eYciency and fuel
poverty programmes—the confusing and fragmented nature of available assistance which can result in
diVerent agencies competing to provide the same services to the same client group.

9.3 The London Warm Zone (LWZ) Annual Review for 2007-2008 cites the example of its work with the
West London Housing Partnership in delivering both Decent Homes and multiple ancillary benefits:

LWZ has always promoted the utilisation of a wide-ranging tool-kit of measures for successful
delivery of its sub-regional Decent Homes programmes. This means that as project managers we
need to work with a variety of other programmes and funding regimes, such as CERT and Warm
Front, to ensure maximum delivery on our projects and as much help as possible to households.

31 Housing Research Summary No. 237, CLG, 2007.
32 Implementing Decent Homes in the Social Sector, CLG, 2007
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Climate Change, fuel poverty, decent homes and income maximisation are all related issues when
addressing wider sustainability development and quality of life issues.

This has been quantified recently in our Decent Homes programme with the West London Housing
Partnership (WHLP). Upon completion of the 2006-2008 WHLP programme LWZ achieved the
full spend of the WLHP funds for decent homes (mainly heating) to vulnerable households of
£3.6 million. However, by the integration of measures and other programmes LWZ also achieved
the following:

— £2 million CERT funds levered

— 1,500 Warm Front grants with a leverage of £1.2 million

— More than 500 Fire Safety Surveys with a value of £12,500

— £640,000 of additional income benefits

— More than £400,000 of additional funds from the DEFRA CEEF programme

The integrated approach of LWZ has resulted in £4,252,000 of additional outside leverage being
brought into the WHLP programme, giving the project a total value of £7,852,000. This is not only
very cost eVective to the capital funding but oVers real quality of service to the boroughs and
households.

9.4 In fact the Government’s Community Energy Saving Programme (CESP) will provide invaluable
evidence of the merits of the area-based fuel poverty and energy eYciency programme. CESP, which is due
to become operational in autumn 2009, closely follows the Warm Zone model in its priority assistance to
disadvantaged communities:

— Partnership working between local authorities, energy suppliers and community organisations

— Targeting of communities suVering particularly high levels of deprivation

— A whole-house package of measures intended to deliver the maximum feasible energy eYciency
improvements to individual dwellings

9.5 The success of the Community Energy Saving Programme will be quantified in terms of carbon
reduction and abatement but, given the nature of the participating communities, there is no doubt that this
programmes serves as a test of an aVordable warmth model that can be implemented across the country.
Initially it is proposed that some 100 communities and 90,000 households may benefit from this three-year,
£350 million programme, but a successful outcome will encourage replication on a national basis.

9.6 Whilst NEA welcomes the innovative approach of CESP, we also recognise the urgent need to develop
a National Energy EYciency Scheme that can reduce domestic carbon emissions and provide decent homes
and aVordable warmth for all. Consequently, NEA has been working extensively to develop a model
appropriate to national implementation.

9.7 The key elements of NEA’s proposal comprise:

— A single national energy eYciency programme bringing together the existing significant but
disparate sources of energy eYciency and fuel poverty funding, although there will need to be
additional financial support from HM Treasury.

— Local authorities with their unique knowledge of their communities are, directly or indirectly,
responsible for delivery of the programme.

— The programme will act as a one-stop-shop for advice and practical assistance on heating and
insulation; the eYcient use of energy; benefit entitlement and the claim process; and crime and
accident prevention.

— Whole-house energy eYciency improvements will be undertaken with priority given to improving
properties in the most disadvantaged communities.

— A target based on the Energy Performance Certificate will be set for all housing. The target for
social housing will be set at EPC Band B (SAP 81!) in recognition of the current comparatively
high standard of social housing and also of the low household income of the majority of the
occupants. For all other housing a target of EPC Band C (SAP 69!) will be required.

September 2009
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Memorandum from The Hyde Group (BDH 24)

1. Introduction and Summary

1.1 The Hyde Group (Hyde) is one of the largest housing associations in the county. We own or manage
more than 40,000 properties, allowing more than 120,000 people to make their home with Hyde.

1.2 The following is a summary of Hyde’s response:

— Any new decent homes standard should focus on the energy eYciency of homes. This should be
measured through the SAP ratings of the property.

— Any new standard will need to be suYciently funded by Government with a realistic timescale for
completion. It is unlikely that all the funding streams used to complete Decent Homes works will
be available to a new standard.

— A new standard should not be too onerous on landlords, and be able to be easily included into
existing asset management strategies.

— A new standard should consider the estates and common areas surrounding homes. However,
defining a specific standard for this may prove diYcult, and opinions of local residents should
always be taken into account. Redevelopment should be available as an option alongside further
investment.

— The behaviour of society must be taken into consideration when trying to become more energy
eYcient and reduce carbon emissions. Any energy eYciency target must take this into
consideration, with funding made available to educate residents on how any new technologies can
be used most eVectively.

2. What lessons can be learned from the Decent Homes Programme?

2.1 The Decent Homes Programme was successful in improving the standards of social homes. The
Programme had clear, achievable targets on a realistic timescale. It was well backed by financial resources,
giving landlords means from which to deliver the aims of the Programme. However, responsible social
landlords would have undertaken much of this work anyway and that requiring them to accelerate often
substantial repairs/improvements to meet the imposed deadline may not always have resulted in the most
cost eVective approach.

2.2 A whole supply chain developed capacity to deliver the Programme, providing employment for
thousands of people. A number of maintenance contractors transformed their businesses on the back of the
Programme, forming a mini-economy with suppliers of new kitchens, bathrooms and windows.

2.3 Hyde, like many social landlords, ensured that a local labour clause was included in delivery contracts.
This provided much needed employment to some of the most deprived areas of the country, helping to
improve the economic and social well being of areas alongside the physical elements.

2.4 One of the great successes of the Decent Homes Programme has been the variety of ways in which
the aims have been achieved. A variety of delivery options have seen the public, private and voluntary sectors
working together to achieve the stated goals. Of particular success has been the ability of housing
associations to use private investment to improve social homes.

2.5 Conversely, the application of a Decent Home Standard to the private sector has been less successful.
A shortage of available funding and weak legislative powers meant that there was a lack of imperative to
make the necessary improvements. If new minimum standard were to be introduced to the private sector,
greater incentives would be needed to ensure the homes were improved.

2.6 The Decent Homes Standard focussed on the internal aspect of homes, paying little regard to the
design, construction or materials used in their development. In some instances, Decent Homes works were
completed in homes that were no longer fit for purpose, ahead of alternative strategies such as demolition
and rebuild. Any new decent standard should ensure that long term investments are not made into homes
where other options for their future may be more appropriate.

2.7 A new minimum standard should be based on a more straight-forward scoring system that recognises
diVerent stock has diVerent potential for improvement. Assessment criterion should be less subjective
(reasonable) and perhaps not allow landlords to trade oV one facility/component against the other, as with
criterion B and C of the current Decent Homes programme. With this in mind it is very likely there are
numerous discrepancies in landlord reporting with many adopting a pragmatic interpretation of the
guidance, particularly with regard to tenant refusals, void dwellings and those marked for demolition.

3. How should the back log of Decent Homes works be addressed?

3.1 Hyde does not have a backlog and we are confident that all of our homes will meet the standard by
the end of 2010. However for those Local Authorities and ALMOs who will miss the target, the backlog
could be addressed in a number of ways. The review of council housing finance through the Housing
Revenue Account system may go some way to ensuring that local authorities can meet their decent homes
targets. However, it may take some time to achieve the targets, and a new timescale would need to be agreed
with each local authority.
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3.2 Indeed, given that the council housing finance review may take some time, other options may need
to be pursued. One option could be to transfer non-decent local authority or ALMO homes to a housing
association with a proven track record of delivery. The association would then be able to raise the private
finance to complete the works in a shorter timescale.

4. Should a new minimum standard include environmental standards, fuel poverty and the estate?

4.1 “Environmental standards” could mean a very wide range of measures. There is no widely used and
accepted means of measuring environmental performance, with the BRE’s EcoHomes XB being one of the
only schemes available, although it has some deficiencies and is not in widespread use.

4.2 The concept of “fuel poverty” would present a number of practical diYculties if it were to be turned
into a target. The amount of information required not just on buildings but also on resident’s incomes could
make this extremely complex.

4.3 We propose that any new standard should be focussed on energy eYciency, using SAP ratings.
Following the introduction in October 2008 of mandatory Energy Performance Certificates, supply chains
have been developed and an increasing amount of data accumulated.

4.4 In order to achieve greater energy eYciency and reduce carbon emissions, society must change
behaviours and attitudes towards the consumption of fuel and energy. As a landlord, Hyde are in a unique
position to help our residents change behaviours towards energy use, and urge the Government to
investigate how funding could be targeted to achieve this aim.

4.5 Please note our comment at 2.6 above, based on our thoughts that some Decent Homes works were
made to homes where redevelopment may have been a more appropriate option. However we do not believe
that it is practical to attempt to define in a mandatory Standard what constitutes an acceptable place to live.
Ultimately, only residents themselves can judge this. What is important is that mechanisms are put in place
through which residents are able to propose demolition and redevelopment as options and for there to be
funding mechanisms to achieve this if this is their choice.

4.6 The standard of the estate/common areas has a co-relationship with the level of an area’s socio-
economic sustainability. It can aVect long and short term demand and reputation of an area, making it less
attractive as a place to live, resulting in people moving out or being trapped in their homes, and an increase
in the fear of crime, actual crime and general sense of well being. It is therefore very important that common
areas are secure and maintained to a high standard at all times, and that measures are in place to act quickly
to return an area to a high standard should it become victim of vandalism. This approach has been proven
to work in many areas, and though it can prove expensive initially, as an investment, it contributes
significantly to longer term sustainability, reducing overall costs over time.

4.7 When developing a standard for energy eYciency, the age of the properties needs to be considered.
The structures of many Victorian and Edwardian homes, with solid walls and suspended timber floors, make
it diYcult to achieve a high energy eYciency rating without incurring excessive costs. Owner occupiers of
such homes are generally willing and able to pay higher heating costs in order to have such period homes
that they value in terms of location, size and character. However social housing residents are less able to pay
these costs and social housing landlords have insuYcient income to undertake the major works required.
Sale of these homes into the private sector may be a better use of limited funding.

5. Do the management organisations need to change? Will they have suYcient funds?

5.1 The Decent Homes standard was achieved by providing access to a variety of funding streams. One
option was to transfer Council stock over to a Registered Social Landlord (RSL) who could then raise the
necessary private finance to complete the works. Much of this stock will now be geared to such an extent
that raising further finance to complete new works may be problematic. Therefore, extra funding will need
to be given to any new standard to ensure that it is achieved in a timely fashion.

5.2 Hyde, along with all RSLs, has a robust strategic approach in place to ensure that all its properties
are maintained to an acceptable standard. Incorporating a new minimum standard into this strategy would
be relatively simple, so long as the standard is not too onerous.

6. What are the implications for decent housing standards of the Government’s proposal to move to a devolved
system of council housing finance?

6.1 The review of the Housing Revenue Account will allow local authorities to greatly improve their asset
management. Councils will have more ability to invest in their stock for the long term, and may improve
the longevity of any new decent homes standard.
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7. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

7.1 If private sector landlords or homeowners are having diYculties in bringing their properties up to
Decent Homes standard, there may be an opportunity to transfer these properties to an RSL or local
authority to complete the works.

8. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

8.1 There is a suYcient regulatory regime in place for any future minimum housing standard in the social
housing sector. The Tenants Services Authority (TSA), and its predecessor the Housing Corporation, have
been successful in monitoring the number of homes still awaiting Decent Homes works.

8.2 Further consideration is needed as to how a new minimum standard would be regulated in the
private sector.

9. Are there local examples of innovative best practice with wider post-2010 applicability?

9.1 Hyde has a number of innovative projects under development which may have post-2010
applicability. We would be happy to share

9.2 Our Retrofit and Replicate 2 project on the Progress estate in Greenwich has just secured Government
funding to develop its designs. Our designs are for two properties, built c 1915, at the tail end of Garden City
movement. The properties are in a Conservation Area since 1970s and also have further Article 4 directive
restrictions. One property will be void, and one tenanted, to highlight diVerences in what can be achieved
between the two types of properties.

9.3 Our Beyond Decent Homes pilot project is still in an early planning stage. The project’s main aim is
to achieve a reduction of carbon emissions across a housing estate through improvements to the building
fabric and working with residents to improve behaviours. We intend to focus improvement works on a small
block of flats (15–20 units) which has had Decent Homes works. The intention is to consider the
practicalities of how to upgrade properties without removing the Decent Homes improvements. We plan to
have a resident engagement strategy for the whole estate, ensuring that tenants have as much information
as possible on how to reduce their carbon emissions. We will work with residents to encourage lifestyle
changes, and hope that not only will they see a reduction in carbon emissions, but also a reduction in their
fuel bills.

September 2009

Memorandum from the London Borough of Newham (BDH 25)

Summary of Newham’s Response to Reform of Council Housing Finance

London Borough of Newham welcomes the opportunity to submit evidence to the Committee as part of
its examination of the proposed reforms to council housing finance. We provide answers to specific questions
on Decent Homes below, but would also make some more general points as follows:

— We welcome the changes in council housing finance, noting that reforms will aVect Newham after
it has completed its Decent Homes Programme.

— We particularly welcome the principle of increased devolution to local authorities, which we hope
will enable us to take a longer-term view of housing stock and shape it in line with our overarching
vision for the development and regeneration of the area.

— The increased focus on management and maintenance of properties rather than simply internal
renovation is also to be welcomed. Communal areas have as much impact on quality of life in an
area as internal factors and we are pleased this is being recognised.

— Proposals to adjust debt levels should take into account the previous borrowing of local authorities
and should not unfairly disadvantage them.

— We welcome proposals to allow local authorities to keep capital receipts and this will incentivise
building of council properties. However, we would like to add that we cannot “build our way out”
of problems. We want greater powers to purchase street properties, as well as build new
developments, in order to facilitate mixed communities.

— We believe there should be a focus on neighbourhoods, not just units. We want to create
communities mixed by class, ethnicity and tenure.

— Local authorities should be enabled to take a leading role in shaping the private sector market.
Private sector housing standards could be improved if local authorities were allowed to link the
value of housing benefit to the conditions of a property.
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— We believe housing policy can have a positive impact on employment through flexibility in
allocations at a local level.

— Where council housing is greatly oversubscribed, allocations should be based as much as possible
on waiting times to ensure the system is transparent and fair.

1. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

1.1 We welcome the proposals to introduce a more transparent basis for funding council housing in
the future.

1.2 Newham is due to complete its Decent Homes programme by 2012, and the current implementation
date for the new funding regime is 2012–13. The new funding regime will therefore impact on the Borough
post-Decent Homes.

1.3 We particularly welcome that the Government has recognised within the consultation document the
need to increase Management and Maintenance and Major Repairs Allowance to consolidate the
improvements being made as part of the Decent Homes programme.

1.4 Previously, Decent Homes has been too focussed on internal features—such as kitchens, bathrooms
and weather-proofing—to the neglect of vital external features such as lifts, entrances and communal areas.
Such external features often have a role in determining whether housing is perceived as safe and as an
attractive place to live; and consequently have an impact on quality of life in an area.

1.5 The new changes should allow the Council to maintain existing stock to the same or a higher standard
once the Decent Homes standard has been achieved.

1.6 The proposals to adjust the debt levels are necessary to achieve the Government’s objectives; although
the Council is keen to ensure that the adjustments are based on the actual costs facing the Council in respect
of factors such as debt profiles and interest rates.

1.7 This should recognise that authorities hold a proportion of the debt with private institutions, not just
the PWLB, and that the terms may diVer between authorities. Authorities should not lose out financially
under the proposals on the basis of past borrowing policies.

1.8 We are supportive of the proposals as drafted, and would welcome clarification on their technical
aspects and further detail.

1.9 We would envisage a need to maintain and improve the quality of the Council Housing post-Decent
Homes, and the greater freedoms that appear to be part of the proposals should help to facilitate this.

1.10 The proposals to allow councils to keep the rent and capital receipts from all new build council
properties is welcomed and is an incentive towards provision of new council houses. Newham has an
ambitious housing strategy, of which future council housing provision is just a part.

1.11 Instead of focusing merely on accommodation units, we want to build communities in which there
is a mix of class, ethnicity and tenure. We hope the Government will support further devolution to local
authorities and enable us to achieve this.

1.12 We recognise that we cannot build our way out of our current housing problems. That is why we
want to use housing funding to purchase existing street properties rather than simply to build new estates.
This will help to create mixed communities as there will be council properties in areas which are currently
dominated by owner-occupiers.

1.13 We want housing policy to encourage, incentivise and enable people to seek, find and keep work.
We believe this can be done by having an allocations policy that prioritises those who are actively seeking
work. Instead of becoming trapped in workless communities, housing can be a force for good to help people
secure work and improve their lives.

2. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

2.1 We very much welcome the extension of the Decent Homes standards to vulnerable residents in the
private sector. Although this will be more diYcult to implement in the private sector, there are ways in which
we can ensure standards are driven up for all vulnerable tenants.

2.2 Newham pays out £145 million in housing benefit to the private sector every year and we need to be
certain that we are achieving value for money from this.

2.3 In Newham the private rented housing market comprises 21,000 dwellings (2005 ONS). It is the fastest
growing tenure over the last five years and will soon provide 25% of all housing in Newham. Its growth has
been led by the “buy to let” phenomenon coupled with new build supply dominated by private sector
completions. Both trends are likely to continue with the latter expanding enormously as regeneration
gathers pace.
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2.4 Yet overall, private rented sector households are poorer and occupy the worst housing conditions
(EHCS 2004) and in Newham 65% are still non decent (LBN condition survey 2004) despite the huge public
subsidy being provided. The sector is one of “last resort” for many vulnerable and impoverished households:
two thirds (14,000 households) are supported by state subsidy but housed “privately”.

2.5 Our landlord accreditation scheme can only do so much and we seek new ways to engage with
landlords and regulate the sector more eVectively.

2.6 We believe local authorities could play a vital role in driving up standards and shaping the private
housing sector if we were able to have more control over the allocation of housing benefit.

2.7 We want to link housing benefit levels to the condition of properties incentivising landlords to
improve maintenance, management and tenancy agreements.

2.8 If local authorities had the right to link housing benefit to property conditions, landlords would have
an incentive to bring their properties up to Decent Homes standards. By paying landlords what they deserve,
private tenants would benefit from improved maintenance, management and tenancy agreements.

2.9 We would twin this with an enhanced service to good landlords that could include direct payment of
housing benefit and assistance with tenancy problems.

2.10 We would seek to review the S106 definition of aVordable housing in relation to private sector
housing, particularly given our ambitions to deliver a more flexible housing system. We are piloting a
Neighbourhood Improvement Zone in the North East of the borough, to improve neighbourhood
management in areas where there are high concentrations of private rented properties; we would like
provision for flexibilities regarding enforcement powers.

2.11 We could also contribute to the improvement of the condition of private sector tenants by paying a
rent subsidy to those who want to take up work.

2.12 Local authorities should be able to extend housing benefit payments to those entering work or full
time training, beyond the four weeks currently oVered in most cases.

2.13 We could oVer rental discounting: guaranteeing low rents for private sector housing tenants entering
work. This would eVectively create a social rent in the private sector and would allow people incrementally
to improve their position, rather than remaining trapped in poverty, unemployment and poor housing.

2.14 Because of the predominance of Victorian and early 20th century terraced housing in the borough,
we also want to extend housing in multiple occupancy (HMO) licensing to all HMOs, not just those of three
storeys and over.

3. Are there any local examples of innovative best practice with wider post 2010 applicability?

3.1 Our allocations policies in Newham are innovative and eVective. As with the rest of London and the
south east, demand for council housing in Newham far exceeds supply. As a scarce resource, the competition
for housing is a potential flash-point.

3.2 The provision of public services must be fair but it must also be seen to be fair. Community cohesion
can be undermined if people believe others are being prioritised or if they think recent arrivals are “jumping
the queue”.

3.3 In Newham we base our allocations policy—as far as is possible—on waiting time. This “first-come,
first-served” policy is transparent and demonstrably fair. Our policy was recently upheld in a House of Lords
ruling.33

3.4 We want to expand how we can use allocations to support the community. We want housing to
support employment by prioritising those who seek, find and keep employment. We also believe that there
should be more flexibility in order to support people in work on lower wages through rent subsidies.

3.5 Currently, Our Mayor’s Employment Project provides a guarantee for those going into work that
they will be better oV and we oVer intensive help for jobseekers through Worklplace—our dedicated local
employment service. However, housing is a vital service and could play a greater role in supporting such
employment programmes to achieve long term outcomes.

September 2009

33 R (Ahmad) v Newham LBC [2009] UKHL 14, 4 March 2009.
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Memorandum from the London Borough of Southwark (BDH 27)

London Borough of Southwark is pleased to have the opportunity to submit evidence to the Committee.
Our response on the specific questions asked by the Inquiry is set out below.

1. What lessons can be learned from the Decent Homes programme?

General comments

We have some general comments on the lessons that can be learned, as follows:

— Setting a minimum UK standard for social housing was a noble objective, however in practice there
was insuYcient funding to meet the investment needs of all social housing stock; and a centralised,
target driven approach did not recognise the specific needs of diVerent areas.

— The standard was too low—in that it did not address all stock investment requirements; deliver
good asset management; meet resident aspirations or the wider needs of estates, particularly in
inner-cities. The level of sustainable works was very low, specifically around SAP and insulation

— A “one size fits all” centralised and target driven approach to Decent Homes did not take into
account the eVects of meeting targets on landlord obligation services. Decent Homes incentivised
councils to concentrate on the structure and inside of individual homes. This distorts landlords’
investment and can focus priority away from important areas. For example, the focus on a
minimum Decent Homes standard directed council resources into structural and internal
refurbishment rather than improvements to communal areas, repairs to lifts, CCTV, playgrounds
and green spaces that tenants also consider priorities.

— Promoting resident choice in either opting to transfer stock or maintaining local authorities as
landlords did not create a level playing field. Councils that respect residents’ wishes to remain local
authority tenants were eVectively penalised by not being awarded the same flexibility or funding
as ALMOs or RSLs.

— The Decent Homes standard was open to interpretation due to “allowed failures” on non-key
components and modern facilities which could lead to inconsistent application across boroughs,
with many authorities setting a higher standard as a result. The target driven culture could create
a perverse incentive for authorities to meet the bare minimum and be rewarded for doing so. We
feel this could lead to a storing up of greater maintenance issues for the future.

— As well as variations on the application of the standard, element costs/standards can vary between
organisations—eg the standard and choice of a kitchen. This gives an element of local decision
making, but does mean that the standard is inconsistent across the social housing sector.

— Government model made assumptions on inflation and potential savings which were not realistic.
For example, the government option appraisal model allowed inflation at the retail price index
level of 2.5%, whereas building cost inflation in London in 2006 was nearer 7%.

— There was no process for reviewing initial investment and resource options should the position
from the original options appraisal alter (eg if residents voted against stock transfer); and available
funding options were time limited.

— The standard prioritised homes being made decent by 2010–11, with less emphasis on homes
becoming non-decent after the deadline, and how organisations were to maintain the standard
beyond 2010–11. One of the diYculties encountered with the standard is the need to take account
of homes constantly falling out of decency, as components reach a certain age and need replacing.

— Government intervention directing funding from Decent Homes to new social housing will make
matters worse, particularly in Southwark, reducing the ability to adequately invest in existing
stock.

Southwark position

— Southwark manages some 55,000 properties and 60% of our housing stock was built before 1964.
It is London’s largest local authority landlord. 27% of our stock is now leasehold.

— One of Southwark’s key priorities is to invest in its stock—currently, approximately 25% of the
housing investment programme is funded from capital receipts. However, Southwark Council
receives less than £50 million a year from the government to invest in major repairs and renewal
to its stock—£37 million by way of grant and £12.5 million of supported borrowing. In context,
with this government funding we are only able to carry out major works on about 14% of our
buildings requiring investment each year to meet the government’s Decent Homes standard, or 7%
to meet a higher standard and address the wider needs of our inner-city estates. (We spend a further
£62 million on repairs and maintenance).

— Southwark’s historic housing debt stands at £771 million at 31 March 2009. The Council pays
£52 million annually in interest at an average of 7.03%. It would be pragmatic to allow us to pay
oV our existing debt which would include £225m of additional “breakage” costs (a gain to the
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Treasury) and borrow additionally at more advantageous market rates to invest in our stock,
creating better homes for our tenants and hundreds of jobs for our beleaguered construction
industry.

— We make investment decisions that balance a range of needs and priorities against large but limited
resources. These include balancing investment in our stock to meet the Decent Homes standard,
our other landlord obligations, and our regeneration commitments (Aylesbury, Heygate estate etc).
Decent Homes is therefore not the only call on our limited resources. The delivery of Decent Homes
needs to be put in this context, and councils given flexibility to make those judgements relating to
their own stock, which could mean delay in meeting the Decent Homes standard unless substantial
additional resources are forthcoming.

— The funding made available through Decent Homes to non-stock transfer authorities like
Southwark is simply insuYcient to do the job for all our investment requirements. This lack of
funding means the council is forced to make diYcult decisions prioritising work; at the same time
considering the impact on leaseholder charges.

— Southwark’s residents wanted the management and ownership of the stock to remain with the
Authority. Our options appraisal showed that Southwark could retain its stock and meet the
2010–11 target, but only by delivering the basic Decent Homes standard, and not addressing the
wider investment needs of all our stock, nor meeting residents’ aspirations for their homes and
estates.

— Taking account of residents’ views and the needs of our stock, a review of Decent Homes delivery
in the borough led to the standard being increased to a higher “Southwark” decent homes
standard. The review also identified an investment gap of £180 million, which is in the process of
being revised upwards following a new stock condition survey. The gap is due to our stock requiring
an asset management approach to delivery—addressing wider investment needs than the Decent
Homes standard and often packaging work earlier than required under the strict definition. It was
acknowledged that adoption of a higher standard would cost more and take longer to deliver.

— The funding assumptions as part of the original options appraisal could and would change. For
example, Southwark’s assumptions of funding to meet the standard to 2016, allowed for
£12.5 million of supported borrowing through the Targeted Funding stream. However we have
been advised this is unlikely to be available post 2010–11; capital receipt assumptions were also
based on a more buoyant market.

2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

General comments

— This is currently diYcult to assess outside the review of housing finance, but there is a definite need
for a higher allowance calculation per unit under the Major Repairs Allowance.

Southwark position

— Southwark has adopted a local standard, and although we are seeking to maximise funding from
our assets, this approach is unlikely to fill the gap for both the Decent Homes and the Southwark
decent homes standard.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

Southwark position

— Yes. Southwark’s view is that any new standard should be flexible to take account of local
conditions, and wider environmental, health and safety, and asset management requirements of the
stock. However this will need to be supported by the necessary funding, otherwise it would be a
diversion from delivery of Decent Homes. Southwark’s local standard takes account of wider
estate needs. The adoption of the Southwark standard was based on some experience of delivering
the Decent Homes standard and reflecting that the results were unsatisfactory from an asset
management perspective, as well as not meeting residents’ expectations. The standard should be
amended to take account of environmental standards, and this should drive improvements in
thermal performance of the home so that residents will be less likely to experience fuel poverty. The
standard should be linked to those of a higher Housing Health and Safety Rating System
(HHSRS).

— Southwark responded to the GLA’s “Development of a Decent Environment Standard” in relation
to a “new” standard going beyond the quality of the home itself and addressing sustainability and
the immediate environment and communal areas. Health and safety beyond the current HHRS
criteria was, as part of this questionnaire, seen to be essential.
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4. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

General comment

— It is not possible to answer this question until the results of the review of housing finance are known.
We know that currently there are insuYcient funds for eVective and long-term asset management
of social housing stock.

— Management organisations do need to reflect on how they deliver investment, and introduce
changes as necessary. Consideration should be given to the role of councils and residents for
retained authorities, and boards and residents of housing associations and ALMOs; which have
key diVerences in governance arrangements and accountability.

Southwark position

— In councils such as Southwark where there was a clear message from residents that the retention
of the stock was the only/preferred option, there is no access to additional resources. Southwark
has therefore to find resources from its own assets. The use of prudential borrowing is not generally
financially viable, due to the historic high level of interest. This is diVerent from the RSL position
where such organisations can take advantage of lower rates and in eVect “shop around” for the
best levels of interest. Also for councils the revenue position has tightened in recent years due to
increasing Treasury clawback from HRA’s and so there is little scope to meet extra prudential
borrowing debt charges.

— At present the investment needs of Southwark’s council housing stock are £300 million over 5 years
to meet the minimum requirements of the Government’s Decent Homes standard and closer to
£700 million to meet Southwark’s local decent homes standard (decent homes plus additional
works to improve security and estate works and renew higher levels of non-key components).
Current sources of funding are insuYcient to meet the investment needs of our stock.

— The Council has instigated a programme of selling under-used land and vacant council stock (up
to 100 units per annum), and reinvesting the receipts in our investment programme.

— We are also moving to a borough-wide rather than area allocation process for delivering works and
are procuring long term major works contracts to develop on-going improvements in quality and
delivery. These measures are to continue the process of improving eYciency in use of resources;
however overall resources available for the task are still insuYcient.

5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

General comments

— In principle, reform of the pooling and redistribution system of HRA finance should enable more
long-term planning for investment in the housing stock. However the detailed proposals are not
yet available and therefore it is not possible to comment fully at this stage. The proposals impose
central debt charges to mop up any revenue surplus generated and this does not allow for the need
for funds to be freed up to provide headroom to support extra capital spending.

Southwark position

— This is not yet known. For Southwark much will depend on how historic debt is dealt with as part
of any proposed changes.

— We have particular concerns that the debt levels imposed could squeeze the revenue resources
available for capital funding, particularly as our rents have some way to go to reach target, so do
not provide the resources in early years that might be assumed by Government, who use net present
values over 30 years. We also have a high level of leaseholders and any loss on their service charges
is not allowed for in the Government’s assumptions.

6. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

General comments

— The Government target is that by 2020, 75% of vulnerable private sector households nationally
should live in decent housing. In Southwark a recent survey of the private sector indicated only 44%
of vulnerable private sector households currently live in decent homes. By tenure 51% of vulnerable
renters are living in non-decent stock and 63% of vulnerable home owners. This means there is a
large gap (31%) between the 2020 target and the current position, and there are competing demands
on resources. The diYculty in dealing with the private rented sector is that the Decent Homes
standard is not an enforceable standard. While removal of hazards may result in a decent home,
it is not always so. There need to be incentives for landlords if we are to achieve decency for this
sector of the housing stock—otherwise it would have to be an enforceable standard. With regard
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to the larger owner-occupied sector the necessary work to achieve decency is not generally within
the means of vulnerable households and financial assistance will be required to meet the target. The
investment required in the private sector in Southwark amounts to £322 million over the next
10 years. However, if this is not acted upon, the stock will deteriorate further and costs will escalate.

— Resources for all forms of private housing renewal in Southwark are anticipated to fall significantly
from 2011 onwards. Without additional resources to tackle private sector Decent Homes it seems
unlikely that this target will be achieved, at least in boroughs with a high level of private sector
non-decency.

7. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

General comments

— In respect of ensuring that properties are free of Category 1 hazards in the private sector, it is
Southwark’s view that adequate regulation arrangements are already in place but the resources to
fully implement it are not.

— In respect of local authority housing, Category 1 hazards under HHSRS may not be robust enough
to identify potential risks. However most Category 1 hazards would be dealt with within Decent
Homes contracts. It is clear that the requirements are above this standard, health and safety issues
particularly for communal areas is not dealt with within HHSRS. As targets are directed towards
Decent Homes, it is felt that wider health and safety work has not been given the priority it should.

8. Are there local examples of innovative best practice with wider post-2010 applicability?

— We believe that the development of the Southwark decent homes standard is an example of good
practice. This took account of the views of our residents, as well as good asset management practice
in investing in our stock. We recognise that achieving this standard will take longer and cost more,
but properties will stay decent for longer and will be more valuable assets to the borough and our
communities, and will create more sustainable communities.

September 2009

Memorandum from Westminster City Council (BDH 28)

1. Executive Summary

1.1 The Decent Homes target is a welcome starting point to improving housing conditions nationally.
However, the definition is open to interpretation and does not make allowance for the needs of tenants living
in flatted accommodation with communal facilities.

1.2 Having met the decent homes standard in 2006, in Westminster we have worked with our residents
to develop a beyond decent homes standard which CityWest Homes (CWH), is now rolling out across the
stock. This is known as the CityWest Homes Standard. The CityWest Homes Standard reflects changes in
resident expectations since the introduction of Decent Homes. The standard includes environmental and
communal works. CWH has brought 29% of the stock up to the CityWest Homes Standard.

1.3 Long term funding certainty and greater flexibility would encourage closer integration of post decent
homes programmes with other initiatives and help to achieve wider sustainable communities and renewal
objectives.

1.4 Detailed below is our very positive experience of delivering the decent homes standard through an
ALMO in central London, our views on beyond decency and our concerns over funding. We also detail some
innovative projects we are developing, which are examples of how the decent homes standard can be evolved
in partnership with residents.

2. Introduction

2.1 CityWest Homes was established by Westminster City Council in April 2002 to manage its housing
stock. The ALMO was inspected by the Audit Commission in October 2002 and June 2006 and was rated
as providing an excellent three star service with excellent prospects for improvement both times. CityWest
Homes is unique in service delivery as a majority its services are provided through partnering contract
arrangements.

2.2 Westminster owns a housing stock of approximately 22,000 properties of which 58% is tenanted and
42% occupied by leaseholders.

2.3 Considerable experience has been gained, not least in the areas of:

— The benefits of an ALMO in delivering Decent Homes with greater resident involvement.

— Working in an inner city environment.

— Refurbishing stock where 90% of the properties are flats.
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— Delivering a Decent Homes programme where lessees occupy nearly half of the properties.

— Partnering arrangements.

— Funding issues and works costs.

— Linking to other Council and external agency initiatives.

2.4 Westminster City Council and CityWest Homes are working together to deliver beyond decent
standards across all the stock. Our particular concern is being able to fund the Programme fully through the
Housing Revenue Account, now that the Programme has been agreed with residents.

2.5 We have recently embarked on a new Build Programme which we feel will alleviate some of the
pressures we experience locally in terms of homelessness and overcrowding. We have ambitious plans to fully
regenerate some of our estates most in need of investment, with particular focus on enhancing the range of
tenure options available to tenants, tackling overcrowding and promoting work.

3. Addressing Decent Homes Backlog

3.1 We feel strongly that the Decent Homes Standard should be the minimum criteria to measure housing
conditions. We are concerned that eVorts to address the national backlog in the Decent Homes programme
will not be favourable to authorities such as ourselves which currently meet the decent standard. We have
over 5,000 properties that will become non decent between now and 2011 and for which will require funding
to address this matter.

3.2 We are also aware that although nationally it is now recognised that the Major Repairs Allowance is
40-60% less than required, but Government proposals are for only a 23% increase. This funding is crucial
to the delivery of our beyond decent programme.

4. Lessons Learnt from the Decent Homes Programme

4.1 The opportunity to create an ALMO has proved successful for the Westminster City Council bringing
residents closer to the decision making process, improving our stock and enhancing customer satisfaction.

4.2 Resident consultation has a strong history in Westminster with over 80 active residents associations,
14 Tenant Management Organisations and a coordinating Housing Panel that the Council consults with,
ALMO and other relevant agencies.

4.3 Residents were core to the delivery of our decent homes Programme and helped us develop the
CityWest Homes Standard. Since the completion of the Decent Homes Programme there has been clear
evidence of an increase in tenant satisfaction.

4.4 During delivery of the Decent Homes programme, we found that partnership contracting
arrangements assisted CWH in developing a range of core suppliers. This led to the negotiation of improved
prices, standardisation of products, increased levels of quality and performance, better maintenance of
goods and a more responsive supplier base.

5. Minimum Acceptable Social Housing Standards

5.1 Minimum acceptable social housing standards should be amended to take into account
environmental standards, fuel poverty and broader neighbourhood environment. We would advocate that
this is across all tenures.

5.2 The CityWest Homes Standard includes environmental and communal works. Residents involved in
the CityWest Homes Standard consultation expressed interest in improving energy eYciency, recycling, and
organic waste disposal and were interested in improvements to the estate. These are covered in the CityWest
Homes Standard and include bin stores, fencing, boundary walls and estate roads.

5.3 The target for carbon reduction in the UK is 80% of 1990 levels by 2050. To meet this target it will
be necessary to incorporate environmental standards. CWH has set a minimum SAP rating in the CityWest
Homes Standard to reduce the number of homes in fuel poverty. However, the fuel poverty standard may
be diYcult to implement as it is out of the control of the Council and is dependent on fuel prices and
residents’ incomes.

5.4 In Westminster, we have proudly achieved a SAP rating of 86 across our stock which is one of the
highest national ratings. We will be launching a Fuel Poverty Advice line this Autumn.

6. Management Organisations and Funding

6.1 It is clear that once an ALMO has achieved decent homes, its role will need to evolve. At Westminster,
we are aware of the challenges that CWH will face in terms of delivering within a tight financial regime and
ensuring it focuses on its core competencies. However, there are opportunities to broaden the ALMO role
and the Council is working with CWH to develop a Regeneration Programme which will include
transforming estates and new build.
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6.2 We believe that ALMOs core strengths are as housing and asset management organisations, not as
developers. However, the Council sees CWH as a crucial partner in the delivery of new build and
regeneration programmes, using its skills and experience in areas like procurement, supply chain
management, major works, housing management and community development.

7. Decent Homes Standard and the Devolved System of Council Housing Finance

7.1 We are considering the options presented within the HRA review and will be submitting a detailed
response in due course. We believe that the Decent Homes Standard should be a minimum aspiration and
we welcome proposals to expand the standard to take account of common areas, lifts and some
environmental works, previously excluded.

7.2 The new system for Council housing finance will need to take account of the main cost drivers in the
housing system and must reflect real costs. The new system must meet the needs of the housing stock and
the expectations of tenants, enabling beyond decent homes works to be carried out. Most importantly the
system must give Councils control over their own HRA. This would give certainty the ability to plan and
deliver an eYcient forward capital programme.

8. Decent Homes Standard, Private Sector Homes and Vulnerable People

8.1 Westminster has met the Public Service Agreement target which states that 70% of vulnerable people
should to be in homes that are up to the decent homes standard. We propose that the target should be revised
and included in any new definition of decent homes.

9. Future Regulation of Minimum Acceptable Housing Standards

9.1 Currently CWH and Westminster report quarterly to the Homes and Communities Agency with
decent homes returns. CWH has been audited on decent homes returns regularly by the Audit Commission.
In the future we expect this to continue and have set up systems to monitor diVerent building elements. This
will make adaptations to the minimum acceptable housing standards manageable in the future.

9.2 The council believes that the crowding and space provisions within the HHSRS should not be also
applied to the decent homes standard. While other “category 1” hazards are valid inclusions, incorporating
crowding and space has the eVect, in an area like Westminster, of classifying many homes as “non-decent”
without any hope of rectifying the deficiency given the type of housing stock we have. While the properties
would meet all other decent homes criteria, overcrowding is not a property feature that is easily rectified like
replacing a kitchen or bathroom or installing double glazed windows.

10. Local Examples of Innovative Best Practice with Wider Post-2010 Applicability

10.1 The CWH Standard was developed in consultation with residents. Our aim is to bring all our
properties up to this standard by 2012. The new standard enables us to keep the stock in good condition and
carry out works that go beyond the Decent Homes Standard and where possible meets resident’s
expectations.

10.2 We aim to meet residents’ expectations and continuously work with them to review the programme
and change it when necessary.

10.3 The standard has been set out under five main headings:

— In Flat.

— Block.

— Estate.

— Security.

— Green Initiatives.

10.3.1 In Flat

The Government’s Decent Homes Standard is the base standard on which the CWH Standard has been
constructed. It includes current Health and Housing legislation that sets a minimum comfort standard for
homes to be wind and weather tight, have modern facilities and eYcient heating and free from hazards. The
works include kitchens, bathrooms, central heating, electrical wiring, secure front doors and replacement of
worn out windows and roofs.

The CWH Standard also includes a standard regarding Fire Safety. All tenanted homes are to have one
hard-wired smoke detector on each floor. Also all smoke detectors/alarms are to be inspected and tested
annually under the Planned Preventative Repairs contract. In light of recent events in relation to fire safety
and blocks of flats we feel particularly strongly about this being included in a beyond decency standard.
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10.3.2 Blocks

Additional elements above the decent homes standard include:

— Decoration (Communal and external).

— Communal Lighting.

— Walls.

— Flooring.

— Fire Safety.

— Lifts.

— Digital TV.

— Door entry (if possible).

10.3.3 Estate

Included in the CWH standard are Bin Stores, fencing, boundary walls, security and estate roads.

10.3.4 Security

Improvements to blocks and estates will be prioritised using:

— Levels of reported crime and anti-social behaviour.

— Identified hot spots and urgent projects.

— Housing data on levels of nuisance and cost of vandalism.

— Levels of deprivation.

— Recognised historic commitment.

10.3.5 Green Initiatives

Green Initiatives encompass improved SAP ratings, energy management and improvements to communal
heating systems. All of these aim to reduce energy consumption and retain Westminster’s position as the top
performing authority on energy eYciency in London.

Improvement to energy eYciency will help those groups who spend a significant proportion of their time
at home, including the elderly, disabled and house wife/husbands.

11. Conclusion

Pressures on the Housing Revenue Account have made the delivery of beyond decent homes standards
challenging. While we been successful in attracting grant funding there is still a lack of funding for some
areas of our programme. Pooling these resources together and directly allocating these sums to ALMOs and
Councils would allow better long term planning of these measures.

Overall Westminster’s experience of delivery of the Decent Homes Standard has been a positive one which
has significantly enhanced tenant satisfaction.

The ALMO model has allowed the Council to focus on housing strategy, enabling CityWest Homes to
focus on core delivery of housing management, major works and resident engagement. We have developed
strong working relationships between the Council and ALMO. However, ALMOs need a clear role beyond
delivery of decent homes. This role may change as residents needs change.

To enable us to deliver our ambitious aspirations for housing in Westminster, we need a more stable and
adequately resourced financial regime.

September 2009

Memorandum from Foundations (BDH 29)

Background

1. This response has been prepared by Foundations, the national body for home improvement agencies
in England. Foundations has held the contract as national body since 2000 and is appointed by
Communities and Local Government to:

— develop capacity and expand home improvement agency services

— provide advice, training and support to home improvement agency staV

— represent the sector in discussions with government and other stakeholders, and

— promote and raise the profile of the sector.
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2. Home improvement agencies are local, not-for-profit organisations dedicated to helping older people,
people with disabilities, and vulnerable people to live in safety and with dignity in their own homes. Home
improvement agencies are focused on ensuring that existing housing is fit for purpose and that vulnerable
people, predominantly homeowners, are able to continue living independently as long as possible. Their
work helps to achieve the objectives of Communities and Local Government, the Department of Health and
other government departments.

3. There are currently 230 home improvement agencies in England providing services in approximately
90% of local authorities. Locally they may be known as Care & Repair or Staying Put agencies. The majority
of agencies are operated by housing associations, a lesser proportion are provided “in-house” by local
authorities, while others are small independent organisations, usually with charitable status. Together home
improvement agencies deliver services for around 240,000 people every year. This includes housing advice
and information, practical help such as handyperson services, and the co-ordination of substantial repairs
and improvements, many of which contribute to Decent Homes objectives for vulnerable households in the
private sector.

4. In this response, we will focus on the Inquiry’s remit in relation to Decent Homes in the private sector.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

5. Major repairs and other work to meet Decent Homes targets in the private sector account for
approximately half of all HIA activity. In addition to major repairs, HIAs are involved in carrying out minor
works using their handyperson services to remedy Category 1 hazards under the Housing Health and Safety
Rating System. Agencies are also extensively involved in work to improve the energy eYciency of homes in
the private sector.

6. Approximately two thirds of the HIA sector use a database managed by Foundations to record details
of the work which they have undertaken and the value of work.

7. Our database records for this portion of the sector indicate that the number of Decent Homes cases
undertaken by the sector has remained fairly stable over the last three years, however the average value of
work has increased, from £1,589 in 2006–07 to £1,876 in 2008–09.

8. This corresponds with anecdotal evidence from the sector suggesting that the cost of remedying Decent
Homes disrepair issues is continuing to rise at above inflation rates, also that the scale of remedial work
required in individual cases is growing.

9. The English House Condition Survey has identified that private sector housing is nearly twice as likely
to have Category 1 hazards as social housing (23.5% of all private compared with 13.3% of all social
housing34) and the absolute numbers of private sector dwellings failing Category 1 hazards has increased
slightly between 2006 and 2007.

10. Recognising that vulnerable households within the private sector should be of particular concern as
they much more likely to lack the resources to rectify housing issues with state intervention, there are still
more of these households than all social housing households living in non-decent accommodation
(1,231,000 vulnerable private sector households compared with 1,138,000 social housing households35)

11. Given that the issue of housing non-decency is at least of equal significance within the private sector
as in the social housing sector, we welcomed the continuation of targets to reduce the percentage of non-
decent housing for private sector vulnerable households, but given our knowledge of the cost of work, we
would suggest that the current levels of funding for private sector renewal need to be at least sustained in
order to address this issue.

12. Given this fact, we were very concerned by the recent ministerial announcement about a proposed
transfer of funding away from Private Sector Renewal funding for 2010–11 into the provision of additional
aVordable housing. We have been advised that a reduction of £75 million from the previously advised
indicative budget will be made (which equates to a cut of 20—25% of the current year’s forecast spend on
private sector renewal).

13. The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 gave local authorities
a great deal of flexibility and freedom in providing discretionary assistance for repairs and adaptations,
including what form that assistance may take (eg grants, loans, equity release schemes etc). Research carried
out in 2007 for CLG concluded that although a number of low cost loan schemes had been developed, the
key objectives of levering in private finance and encouraging the use of property equity were still at the early
stages of development.

14. The reduction of house values over the last years and the marked reduction in the availability of
private finance, as well as a risk averse approach taken by lending institutions, has had the eVect of inhibiting
growth of alternative forms of funding for private sector renewal. We are not aware of any private finance

34 EHCS 2007
35 Ibid



Processed: 16-03-2010 23:15:05 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 142 Communities and Local Government Committee: Evidence

having entered the market, and the only notable increase in activity has been in the development and take-
up of property appreciation loans, which oVer very good value in times of falling property prices. However,
by far the most popular response by local authorities in this area has been the development of interest free
loans, which obviously require continued public funding and are, in eVect, another form of public subsidy.

15. Foundations has argued previously that low cost loans and various forms of equity release alone
cannot meet the funding requirement to improve the private housing stock in England. There are many areas
of the country which have not seen large rises in the value of housing stock, even prior to the recent housing
price slump, and the cost of undertaking repairs to bring housing up to Decent Homes standards would
require additional funds which cannot be obtained through equity release. However, more crucially, there
are a large number of cases where loans are simply not a good “value for money” option, simply because
the cost of essential works are low (under £3000) and the costs of arranging loan finance for such small
amounts are prohibitively high. In such cases, other alternatives (such as grant funding) are likely to be less
expensive both the grant giving local authority and the older owner occupier.

Recommendations

16. We respectfully request that the CLG Committee urgently reviews the recent decision to divert
funding away from private sector renewal, as we are concerned that this will have a major impact on the
ability of many local authorities to support much needed work to improve housing decency for vulnerable
private sector households.

17. We also request that the Committee consider the benefits of investing in research on the impact of the
downturn in the housing market on the ability of local authorities to develop alternative forms of funding
assistance for owner occupiers.

18. We would submit that the targets set within the Departmental Strategic Objectives DSO 2 document
are more obscure and much less accessible to the public and professionals within housing as a clear statement
of what has to be achieved. As a result, the whole issue of Decent Homes appears to have slipped well down
in terms of priorities, and this was keenly felt by our sector even before the recent decision to transfer funding
to new house building.

19. We would propose that more explicit targets regarding the reduction of private sector households in
non-decent housing are communicated to local authorities. Past national targets (in percentage terms) set
for social housing and the private sector within PSA07 had the eVect of galvanising action in this area (and
focusing public attention on the issue).

September 2009

Memorandum from Age Concern and Help the Aged (BDH 30)

Main Points

1 Poor housing has a particularly detrimental eVect on the health of older people and therefore additional
assistance should be available. There is evidence that excess winter deaths are linked to cold, badly insulated
housing. There is also a clear relationship between accidents and falls in the home and problems with basic
repairs, lack of adaptations and poor lighting. Poor housing conditions contribute to a range of chronic
health conditions that reduce life expectancy. Given that older people are at a greater risk of poor health due
to poor conditions it is important we take targeted action geared towards this age group.

2 The Government needs to make further progress to improve conditions in the private sector homes where
the majority of older people live. Despite progress made in the social rented sector, there needs to be further
action to tackle poor conditions among older homeowners. We are particularly concerned about households
on low incomes who do not have the resources to maintain their homes in a decent state of repair. We need
further low cost initiatives targeting vulnerable older people who do not have suYcient equity in their homes
to carry out essential repair work.

3 More attention needs to be given to Right to Buy generation who now find themselves unable to maintain
their properties. Many people who were encouraged to buy their homes in the 1980s are now struggling to
keep them in a decent state of repair. Given that successive governments have promoted the Right to Buy,
we think there is a responsibility to take a more proactive and sympathetic approach to help older
homeowners on low incomes. Some older people, with limited equity in their homes, may be worse oV
compared to those living in the social rented sector, who have benefited from the Decent Homes Initiative.

4 The Government should continue to support the expansion of Home Improvement Agencies to coordinate
the delivery of improvements to the homes of older households. We warmly welcome the investment the
Government has put into Home Improvement Agencies (HIAs) and handy person schemes, to enable older
people to tackle basic repairs and carry out adaptations. Although there is now good geographic coverage,
only a small proportion of older people actually come into contact with these services. There needs to be
greater investment to extend the role of HIAs to support older people living in unacceptable conditions.
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5 We would like the Committee to consider how services could be better coordinated to oVer older people a
more comprehensive service that can tackle issues around energy eYciency as well as basic repairs and
adaptations. Older people may gain assistance with one aspect of poor housing but then find it diYcult to
get help with other elements allowing them to live safely and comfortably. For example, there are schemes
to install new heating systems which then ignore trip hazards, fire safety, faulty wiring and inadequate
lighting. There needs to be a more joined up approach with Home Improvement Agencies taking the lead
in the coordination of related initiatives.

6 We believe Decent Homes Standards need to evolve to encompass basic accessibility standards that can
help older people to live independently for longer in their own homes. There is a strong economic argument for
investing in basic home improvements. For example the installation of a downstairs shower which promotes
health and dignity. Such basic standards help older people avoid having to move into specialist housing
against their wishes or making greater demands on health and care services as a result of unhealthy,
inaccessible conditions.

7 We would like to see to see a restoration of budget allocations to private sector renewal. In recent years
there have been significant cuts to private sector renewal as the result of pressure on local authorities to meet
new build targets. We need to ensure an appropriate balance between investment in the existing stock and
the delivery of new homes. As part of this we would like to see the reinstatement of the PSA target for Decent
Homes Standards (DHS). Lack of guidance and protection for budget allocations will result in authorities
giving less priority to key services, such as Home Improvement Agencies.

8 InsuYcient attention has been given to poor conditions in the private rented sector, and the impact on older
tenants. More could be done to target this sector to ensure that older private tenants have access to
adaptation grants (Disabled Facilities Grant) and repair services, available to other sectors. Some of these
services are part funded under Supporting People (SP), which is meant to be tenure neutral, yet private
tenants have not had significant contact with these services. HIAs could be deployed to work with both
landlords and tenants to secure improvements to private lettings. Older tenants who seek to address poor
conditions need greater protection from the threat of eviction. We hope that improvements can be made as
a result of the recommendations contained in the Rugg Review.

9 Basic standards for adaptations need to be included within the Decent Homes Standards (DHS) to ensure
we are oVering suitable housing to an ageing population. In a previous Committee report, it was noted that
the Government had missed the opportunity to include basic adaptations within DHS. We would like the
Committee to reconsider the original recommendations on accessibility and propose steps towards
implementation.

10 We would like to see further investment in Home Improvement Agencies (HIAs) and handy person
services linked to better coordination of fuel eYciency measures, as part of an overall review of how repairs and
adaptations are delivered to older homeowners. In spite of the recession a national initiative led by HIAs could
help to stimulate the economy by creating employment and improving our housing stock over the longer
term. For example, a target to provide home insulation for all older people would create jobs, alleviate fuel
poverty and reduce energy consumption. Local schemes already exist, but a national approach is required.

11 The range and scope of help provided under the Warm Front programme should be expanded. Although
Warm Front has benefited many older people it needs to be part of a wider ranging programme designed to
tackle poor housing at a local level. If older people come into contact with a particular improvement scheme
this should automatically be considered an opportunity to assess and review the range of assistance available
to support independent living in a healthy home environment.

12 Free or low cost help with basic repairs and adaptation should be oVered to many more older people.
Current economic circumstances make it increasingly diYcult to oVer equity release packages that allow
older people to address repairs and adaptations using their own resources. In addition, many older people
in the private sector are reluctant to seek help if it involves intrusive financial assessments with an agency
they do not trust. Many basic repairs are actually very low cost. If they were oVered to older people free or
at a low charge, by trusted agencies, it would encourage greater numbers of older people to seek help. They
might then be prepared to ask for further assistance for more extensive or comprehensive work—and be
more willing to explore the financial options available to them. We want it to be easier for older people to
obtain an interest free loan for basic work. Although local schemes exist we need a national approach. The
majority of essential improvements cost less than £5,000. In the long term modest expenditure could result
in significant savings by promoting independent and reducing demands on the NHS.

September 2009
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Memorandum from the Council of Mortgage Lenders (CML) (BDH 31)

Introduction

1. The Council of Mortgage Lenders (CML) welcomes the opportunity to submit written evidence to the
Communities & Local Government (CLG) select committee. The CML is the representative trade body for
the whole of the residential mortgage lending industry. Our 135 members currently hold over 98% of the
assets of the UK mortgage market, and include commercial banks, mortgage banks, building societies and
non bank specialist lenders.

2. In addition to lending for owner occupation and private renting, CML members have lent almost £60
billion to housing associations (HAs) across the UK for new build, repair and improvement to social
housing.

3. This submission has been prepared following consultation with the CML Social Housing Panel of
members.

Decent Homes and Private Finance

4. Since the introduction of the target in 2000 to bring all social housing up to a decent standard by 2010
many local authorities have considered the options available to them to ensure their homes meet this
standard. Some authorities have chosen to consult and ballot tenants on the large scale voluntary transfer
(LSVT) to a new or existing registered social landlord or housing association.

5. Members of the CML’s social housing panel have provided funding for the improvement of social
housing to the decent homes standard (and often locally agreed higher standards) both through the funding
of LSVT and directly to existing housing associations.

6. The existence of a consistent housing policy in relation to the standard of housing to be provided in
the aVordable housing sector has had the benefit of ensuring that there is a level of forward planning in
relation to funding requirements. This resulted in an increase in the availability of private finance and until
recently a highly competitive market.

7. Since the beginning of the credit crunch borrowing conditions have deteriorated for housing
associations and pricing has increased. However this is starting to improve and there is still significant
investor appetite in the sector. Housing Associations have been making more use of the capital markets to
secure funding and there have been some new entrants to the commercial lending market.

8. There is a need for a clear policy on what steps the government will take to ensure that decent homes
standards are met and sustained after 2010. The Tenant Services Authority is currently looking at what the
requirement for private financial might be from the aVordable housing sector over the next five years. It is
essential that this includes funding needed not just for new build but also for the improvement and repair
of existing homes including through housing transfer.

Consultation on Directions to the Tenant Services Authority

9. The government is currently consulting on how the Secretary of State will direct the Tenant Services
Authority (TSA) on issues that directly aVect central budgets or key policy issues. The proposed directions
cover three issues in relation to registered providers (housing associations); quality of accommodation, rent
policy and tenant involvement and for local authorities two issues: quality of accommodation and tenant
involvement.

10. The proposed direction on quality of accommodation proposes that the decent homes programmes
continues but states that it will not propose any additional burden on landlords. It highlights that meeting
and maintaining the standard depends on funding availability from government or other sources (eg rental
income or private finance).

11. The proposed direction on rent levels aims to continue the rent policy set to achieve convergence
between average rents on housing association and local authority social housing in the same area and of
similar quality. However it also includes a change to the formula to permit a floor of minus 2% on increases
to rent levels in 2010–11 in recognition of current negative inflation.

12. There is urgent need for a coordinated approach to policy on the standard and funding for meeting
this for social housing. The impact of the proposed floor on rents will be significant on the ability of housing
associations to continue to meet and maintain the decent homes standard. It will have a disproportionate
impact on LSVT associations’ programme of works to achieve the decent homes standard. All of this comes
at a time when the housing association (and increasingly local authority) sector is expected to play a
significant role in the provision of new supply.

13. The reduction in rental income for housing associations will potentially impact on their ability to
service existing debt and/or raise additional borrowing to continue to meet the decent homes standard as
well as deliver new social housing at this critical time in the recession and future recovery.
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The Future of Housing Transfer

14. The government are also consulting on the Reform of Council Housing Finance. This paper similarly
reaYrms the government’s commitment to the decent homes standard for both council and housing
association homes. It sets out the intention to dismantle the housing revenue account subsidy system and
replace it with devolved responsibility and funding.

15. In the detail of the paper it is evident that there is some conflict with the consultation on directions
to the TSA on quality of accommodation. The paper proposes that the decent homes standard should
remain but with the inclusion of items such as lifts and common parts missing from the original definition.
There may also be additional standards put in place to reflect energy eYciency and work carried out to
identify alternative funding sources for this type of work. As stated in paragraph 10 of this submission the
consultation on directions states that it will not propose any additional burden on landlords in relation to
the existing decent homes standard.

16. In terms of transfer the proposal is that standards and costs of council housing will be on a common
basis with the standards and costs that will be accepted with a transfer. The self financing option set out in
the paper seeks to create a level playing field between transfer and retention in terms of public funding
support. This does not seem to take into account the advantage transfer brings in ensuring that future
borrowing is oV the public sector balance sheet.

17. This leaves a great degree of uncertainty amongst lenders to the sector as to the future of transfer and
the demand for funding. This will not help to sustain and build on the existing market for aVordable housing
funding at a time when instability continues amongst financial institutions and confidence needs to be
restored for markets to function properly.

September 2007

Memorandum from the Chartered Institute of Housing (CIH) (BDH 32)

Summary

1. If local authorities gain financial freedom through the planned HRA reforms, this will help
considerably in finding the resources to maintain the local authority stock in the future. Scottish authorities
already do this to some extent because of their greater freedom.

2. There is a range of risks to achieving the DHS by 2010 and to completing the programme thereafter,
mainly related to planned cuts in expenditure. CLG should publish a full assessment of progress towards DHS
in its next annual report.

3. There is considerable support in the housing profession for a more ambitious standard than the current
one, covering energy eYciency and other aspects. In particular, there is a need for a detailed investment plan
to make existing houses energy eYcient. Without this, the government’s carbon reduction targets are at risk.

4. In terms of institutional changes, we make detailed proposals about the future of ALMOs and about
the ways in which borrowing rules aVect investment in the social housing stock.

5. CIH strongly supports the principles of the government’s HRA reforms, although we will be making
detailed comments on aspects of them.

6. There are considerable resource issues around the achievement of the DHS in the private sector.

7. In achieving potential future standards, the key issues in the social sector are proper investment for
carbon reduction, early HRA reform (for local authorities) and rents policy.

8. There are already many examples of social landlords taking action to achieve higher standards in
their stock.

Introduction

CIH welcomes the opportunity to make a submission to the Committee’s Inquiry. CIH represents people
working in housing bodies throughout the UK and our evidence reflects the views of our membership
(through a specific survey for this submission).

The introduction of the decent homes programme in the April 2000 housing green paper followed the
publication of the CIH report Council Housing—Financing the Future in 1998, which identified the scale of
the backlog of disrepair work and called for a standard to be set and a ten-year target to achieve it. CIH
therefore warmly welcomed the setting of the setting of the Decent Homes Standard (DHS) in 2000, and the
subsequent investment so as to achieve it across the social sector by 2010. This submission concentrates on
the social sector but has a short concluding section on the private sector.

CIH Scotland and CIH Cymru have had similar involvement in the respective Housing Quality Standards
for Scotland and Wales. In Northern Ireland, no separate standard was created but the Northern Ireland
Housing Executive aims to achieve the DHS within its stock.
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As the 2010 target date approaches in England, CIH has also been arguing for local authority housing to
have more financial autonomy, and for ALMOs to be given a firm indication of the government’s long-term
commitment to them. This has been in part because we recognise that investment is needed beyond the DHS,
responding to a range of problems that still exist in the social housing stock in many places.

1. What lessons can be learned from the decent homes programme and equivalents in Scotland, Wales and
Northern Ireland?

The DHS is a minimum standard that is capable of being applied across the social housing sector. The
setting of the standard, the ten-year target, the allocation of the resources and the near achievement of the
target can be regarded as a major success story. Allied to it is the development from scratch of arms length
management organisations, which grew from nothing in 2002 to become major delivery agents of the DHS
across half the council housing stock, as well as improving council housing services more generally and
involving tenants to a much greater extent than previously.

In Scotland and Wales more ambitious standards were set, with later target dates, but without the same
targeted resources:

— In Wales, so far there are no overall progress reports on achieving the WHQS, as individual social
landlords are responsible for monitoring progress. However, the recent increase in stock transfers
indicates that progress—though delayed—will be made soon.

— In Scotland, the Scottish Housing Regulator (SHR) reports that about 70,000 homes have now
achieved the SHQS, although this is slightly behind the target rate needed to meet the target for
over 600,000 social sector dwellings by 2015. The SHR indicates that the largest source of funding
to achieve the SHQS is recycled right to buy receipts, as there is no requirement to repay a
proportion of receipts to the Treasury as there is in England. Councils are also funding half of the
work by a combination of investment from rental income and prudential borrowing—again, these
are measures which are not available to the same extent in England because of restrictions on
Housing Revenue Accounts (HRAs) that do not apply in Scotland.

There are two ways to look at this in terms of “lessons” for England:

— Scottish authorities would argue that the only choice available to them (other than stock transfer)
was to finance the necessary work themselves, from the proceeds from sales and from rents.
Practically all Scottish local authorities no longer receive revenue subsidy for their HRAs (ie. they
are in a similar position to Scottish housing associations).

— In England, authorities with ALMOs have been able to rely largely on central government subsidy
to finance the work needed; non-ALMO authorities which have retained their stock have had
access to supported capital expenditure and to a lesser extent revenue contributions and the
proportion of capital receipts that they retain. However, Scottish experience shows that if local
authorities have more financial freedom, they can themselves raise substantial funds to invest in
their stock from rents and from capital receipts.

Another contrast with England is that both the Scottish and Welsh standards are more ambitious,
including higher levels of energy eYciency and, in the case of Wales, covering other aspects such as the house
being “located in an attractive and safe environment”. Welsh social landlords are expected to establish a
process of consultation to establish local targets—which is a welcome recognition of the importance of
taking account of residents’ views in setting standards.

2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

The current expectation in England is that 95% of social housing will achieve the DHS by 2010. This
expectation was set out in the CLG’s 2008 annual report, but there is no update of this in the recent
2009 report. The latest report says that the remaining non-decent homes made up 18% of the stock as at
1 April 2008, and that further data will be available in November or December 2009.

The main risks to achieving the 2010 target are:

— ALMOs set up in later rounds not receiving suYcient funds to meet the target by 2010, or having
committed funds withdrawn.

— ALMOs not achieving the two-star threshold which triggers the necessary funding.

— Recent stock transfers, needing gap funding from CLG, also being held back by lack of funds.

— Stock retaining authorities which have to meet the target from their own resources, which may
over-shoot the target date, under-estimate the scale of remaining work or set the target at
deliberately low levels.

The National Federation of ALMOs (NFA) has estimated the requirement for ALMO subsidy to
complete DHS as £2.5 billion for the three-year period 2010–11—2012–13 and £400 million for beyond that.
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Any shortfall against the DHS target in the social sector could be addressed either by central government
funding or by local resources (particularly in the case of stock retaining authorities). The major risk factors
in the future availability of central government resources to complete the decent homes programme are:

— The fact that £250 million of decent homes funding was brought forward in the Pre-Budget Report
(with a cut in funding after April 2010).

— Indications that decent homes funding will be diverted or delayed because of targets for new build.

— The strong possibility of further spending cuts from 2010.

To complete the programme in the remaining non-ALMO stock, the outcome of the HRA review is also
crucial (see below).

In CIH’s view, it is beholden on CLG by its next annual report, which will be in the target year, to
make a definitive assessment of progress against the target and put forward proposals for addressing
any shortfall, with a revised completion target and identification of the income streams available to
complete the programme.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

CIH has canvassed opinion among its members about the desirability and scope of any revised DHS and
the results are presented in Appendix A. There is some consensus on various points about any new standard:

— Energy eYciency and fuel poverty measures are seen as crucial (see below).

— The other main gaps are seen as environmental measures in estates, common parts in flatted
developments (eg lifts) and security measures (eg controlled entry systems).

— There have been calls for local discretion to add to the current standard and indeed this has often
happened, with landlords adopting what a local “decent homes plus” standard.

— The current DHS has limitations, eg in allowing excessive life expectancies for some building
components. Any new standard should be more stringent.

— The diYculty in moving to a new standard nationally would be reaching agreement on measures
which are likely to vary according to location, type of housing stock and tenant preferences (see
earlier comment about experience in Wales). A new standard is therefore likely to have to be flexible
in some aspects.

— Respondents to the survey felt that future funding was a major obstacle to a more ambitious
standard.

A sample of some specific suggestions made in the survey is given in the box below.

Specific items for inclusion in a new standard—suggested by housing professionals.

— internal elements such as internal doors

— showers as well as baths

— water metering and fitting of low consumption water products in bathrooms

— addressing IT requirements for growing families

— provision of recycling storage, especially in flats

— higher standards of external lighting

— fire safety and passenger lift access standards

— much higher insulation levels, eg thermal cladding on solid wall properties

— renewable energy sources such as ground-sourced and air-sourced heat pumps

— incentives for micro-generation of power

— minimum SAP levels depending on age of property

— annual carbon reduction targets

— energy advice training for front line staV

— use of timber from renewable/sustainable forestry

— annual fuel poverty reduction targets

Source: CIH survey, 2009 (see Appendix A)

The key requirements in meeting flexible standards that ensure that the stock remains attractive and
lettable are therefore to ensure that landlords have suYcient financial autonomy, and have the capacity to
generate spare resources to meet newly arising needs and to respond to tenant demands.
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3.1 Energy eYciency and fuel poverty

On energy eYciency and fuel poverty, the government does of course have binding national targets which
should translate into specific sectoral targets, for example for social housing, with appropriate timetables
and consideration of resource needs. However, there remains considerable uncertainty about targets for the
social sector and how they will be resourced. For example:

— The government’s Heat and Energy Saving Strategy, published in February, notes the achievement
of the DHS and that the sector is eligible for the Warm Homes programme and CERT (Carbon
Emissions Reduction Target). It says it is committed to considering the investment needs of the
existing social housing stock in reducing emissions.

— The Low Carbon Transition Plan, published in July, repeats this and adds that £84 million was
allocated in the Budget for cavity wall insulation in social housing.

Both documents say that:

“The Government will show leadership by ensuring that social housing meets, and where possible
exceeds, the aims it is setting for all housing on energy eYciency and low carbon energy.”

Although the implication of government targets is that carbon emissions from existing housing must be
cut by 80% by 2050, insuYcient work has been done to assess what this means in terms of annual investment.
To achieve the target, the whole stock (public and private) needs to be transformed at a rate of 500,000 units
per year, starting now. Within this, social stock needs to be dealt with at the rate of nearly 100,000 per year
(in England alone). Given the high cost per dwelling (in the region of £15–20,000) it is clearly vital that a
programme is established and begins as soon as possible. Unless a programme of this kind is begun soon, there
is little prospect of the government meeting its carbon reduction targets.

On the basis of Germany’s experience in retrofitting its housing stock, the Existing Homes Alliance
estimates that a major programme would require around £2 billion a year over the period to 2050, half of
it for social housing. This could create up to 200,000 jobs and save the public purse around £1 billion in
benefit payments per year.

The Alliance has prepared a detailed analysis of the options for investment in existing housing to achieve
government targets (available at www.existinghomesalliance.org/media/ExHA Finance Paper.pdf). A
detailed programme for the social housing stock is now needed, assessing the extent to which it will require
national resources or could partly be paid for through existing programmes or (for example) by increases
in rents.

CIH believes that the government’s transition plan therefore requires a specific programme for social
housing with ten stages:

1. Translate the overall carbon reduction and fuel poverty targets into stepped, annual targets for
social housing.

2. Establish a robust baseline against which progress can be measured.

3. Assess the main measures needed in the sector, the main priority areas, obstacles likely to be faced,
technical assistance required.

4. Assess the investment required and what combination of central and local resources is needed over
what timescales, taking account of existing programmes.

5. Plan for achieving the targets in both the local authority and housing association sectors, showing
the role of existing programmes such as CERT and any new programmes needed to achieve the
planned investment at the required rate.

6. Implement appropriate finance mechanisms immediately.

7. Through the Tenant Services Authority, plan to progressively raise standards so as to underpin the
targets set (eg by specifying that no social home should be let from 2020 onwards which is below
a “C” rating in terms of thermal eYciency).36

8. Take similar steps through the devolved administrations.

9. Monitor achievement on a regular basis, as with decent homes, across the diVerent
administrations.

10. Compare achievement of the targets for the social sector with those for housing as a whole, and
with the whole low carbon programme, and make necessary adjustments to keep to the transition
plan’s targets for 2020 and 2050.

Unless there is a framework of this kind, it is very diYcult to see the large number of social landlords
taking action suYciently quickly and on a big enough scale to enable the 2020 target to be achieved.

36 This is broadly in line with the Energy Saving Trust’s advice to government to make it illegal to sell and rent properties with
an Energy Performance Certificate rating of F or G.
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4. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

This is a wide-ranging question, and in response CIH would like to concentrate on two aspects, the future
of ALMOs and the borrowing rules that apply to investment by social landlords. (Issues concerning HRA
reform are dealt with in response to the next question.)

4.1 The Future of ALMOs

As the Committee is aware, ALMOs were established following the April 2000 green paper, and were seen
mainly as a means of achieving the DHS. However, the Committee is also aware that ALMOs have been
extremely successful, not only delivering the DHS but raising performance standards, achieving high levels
of tenant satisfaction and involving tenants in the management of their homes. It is clear that ALMOs
should have a long-term future.

Both CIH and the NFA have argued that government policy should recognise not only that it is
worthwhile retaining ALMOs, but that a policy of benign neglect towards those that have finished their
decent homes programmes will result in the demise of many ALMOs. Indeed, at least two authorities with
ALMOs are already taking steps to transfer their stock, which would mean these ALMOs becoming housing
associations.

The government has belatedly recognised the danger, and the recent consultation paper on council
housing finance contains assurances about ALMOs, and sets out a more “level playing field” for councils
to retain stock rather than transfer it. Nevertheless, the risks remain.

As long ago as 2005 the CIH, along with the NFA and HouseMark, published proposals to secure the
future of ALMOs in the report ALMOs—A new future for council housing. This called for ALMOs to be able
to operate self-suYcient HRAs, and to be able to raise their own finance. (The NFA has recently published a
further report A Future for ALMOs—Within local communities, which adds to these arguments.)

Self-suYcient HRAs are now a firm prospect, with the government’s recent proposals for reforming
council housing finance. However, it is vital that the reforms are carried forward quickly if they are to be
attractive to authorities which have ALMOs and which are considering their future.

4.2 Borrowing rules and council housing investment

The second reform noted above is that ALMOs should be able to raise their own finance. There are two
routes to this. The first, within present government policies about borrowing, would be to enable authorities
to change the management of their ALMOs, so that there is no longer majority council control (indeed, there
could be majority tenant control, as is already the case with one ALMO). This would enable ALMOs to be
reclassified as private sector (like housing associations) for accounting purposes, and to borrow from
commercial lenders without this counting as public borrowing.

The second, more ambitious, change would be for the government to reconsider its policy about how it
measures public borrowing, and come into line with the rest of Europe. At present, public borrowing in the
UK includes borrowing by the whole public sector, taking in not just central and local government, but also
borrowing by “public corporations”—which include all ALMOs, and also bodies like British Waterways
Board and British Nuclear Fuels.

However, the rest of Europe, and bodies such as the OECD and IMF, use a narrower, “general
government” borrowing definition, which excludes public corporations. The government could logically
change to the more accepted definition, thus freeing up public corporations to raise finance where this can
be supported by income. This would, incidentally, also benefit council housing still retained by local
authorities, as the ONS has already classified this as “quasi-corporations” which are also part of the public
corporate sector, rather than in the government sector. Local authorities and ALMOs would continue to be
bound by prudential borrowing rules, ie they would only be able to borrow to the extent that they could
meet the costs from their income.

In the view of both CIH and the NFA, such a change could oVer suYcient incentive to authorities to retain
ALMOs and give them a longer-term role. It would enable ALMOs to raise funds to address the wider
environmental improvements and energy eYciency issues discussed earlier.

Such a change would benefit council housing as a whole, bringing it closer to having the financial
advantages enjoyed by housing associations. It would enable councils to fully use the freedoms of self-
financed HRAs, and in the CIH’s view is vital to enable authorities to address in future the continuing
challenges of maintaining and adding to their stock, and tackling environmental issues.
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5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

CIH strongly supports the planned reform of council housing finance and is currently developing its
submission on the details of the government’s proposals. There is widespread support among housing
professionals for these reforms. Some are arguing that reform should proceed via a government write-oV of
existing housing debt, allowing the rental income freed up from interest payments to be invested in the stock.
The headroom could, in all but a few cases, meet the long-term needs of all the stock and would provide a
surplus to contribute to new house building.

However, CIH believes that it is extremely unlikely that the government will accept this case and write oV
up to £17 billion of existing debt in the present public spending climate. CIH therefore wants to see a
settlement based on the redistribution of debt, but done in a way which is fair and which provides suYcient
headroom for councils to address future needs within their stock.

Unfortunately, the settlement calculation as envisaged in the published government proposals could
actually result in more debt being issued out than there is currently in the system. Whether by accident or
design, the consequences could be very significant. Some authorities could be worse oV in the short term.
Authorities would have to take on debt levels which could limit future headroom and therefore restrict future
investment in long-term sustainable communities.

While the government might want to limit future borrowing by authorities, the stock must still be kept in
good condition and be attractive and lettable to potential tenants. Saddling authorities with too much debt
would have a similar eVect to that felt by a householder with a large mortgage who is confronted by the need
for urgent repairs, and cannot finance them.

On the other hand, if the current level of debt (£17 billion) is redistributed in a fair way, all authorities
would be better oV, begin to feel the positive benefits of self-financing and could look forward to a
sustainable future for their housing stock.

6. How should the decent homes target for private sector homes occupied by vulnerable people be taken
forward?

It is diYcult to do justice to this issue in answering one question from the Committee, as it is a complicated
one. The basic problem which councils face in achieving the DHS for vulnerable private sector households
is lack of resources. Few (if any) authorities now have major private sector housing renewal programmes,
as these (unlike council housing investment) depend on revenue resources from the General Fund (ie from
RSG and from Council Tax) or on available Supported Capital Expenditure (SCE) which is not required
for DHS work in the public sector. Resources under all of these headings have been limited in the past few
years, especially as renovation grants are now entirely at local discretion (except for Disabled Facilities
Grants). It therefore seems unlikely that the backlog of 1.3 million non-decent homes occupied by vulnerable
households in the private sector (as assessed in the English House Condition Survey 2006) will be tackled
quickly.

7. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

The results from our survey (Appendix A) suggest the need for consultation on future standards and to
start planning for the period beyond achievement of the DHS. The implications of the earlier sections of
this evidence are that satisfactory arrangements for future standards are not in place, particularly in respect
of carbon reduction targets.

In relation to investment in the council housing stock, the crucial issue is achieving early implementation
of HRA reform. If this drags on for several years, it is likely that stock will fall below existing standards, let
alone meet any new ones.

Finally, the availability of resources to all social landlords depends most of all on the rents which they
collect, whose levels are currently governed by a policy on convergence of rents across the social sector. There
is a need to set out a longer-term policy on rents, which preserves aVordability but also permits resources
to be raised for investment in the stock.

8. Are there local examples of innovative best practice with wider post-2010 applicability?

Previous mention was made of social landlords who have adopted local standards that are higher than
the DHS, and which in many cases are based on consultations with tenants so that the standard is not just
one set by the government but reflects local needs.

Many social landlords are also taking action themselves on environmental issues. Some housing
associations and some “three star” local authorities/ALMOs have ambitious climate change strategies which
include addressing the carbon emissions from their housing stock. One housing association—the Accord
Group in the West Midlands—estimates that 98% of its emissions come from its housing, showing the crucial
importance of the existing stock.
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There is a wider agenda of the choices that should be available to tenants to receive diVerent levels of
service from their landlord, with which CIH is engaged, but which raises much bigger issues than can be
dealt with here.

APPENDIX A

CIH “BEYOND DECENT HOMES” SURVEY

An online questionnaire was sent to a sample of 425 individual housing professionals. A link to the
questionnaire was also distributed via the electronic CIH membership newsletter. Survey results are based
on 95 respondents (22% response rate).

Summary

— Overall, there is support for a new post-2010 standard. Funding and the diYculty of agreeing on
a national standard are seen as the main stumbling blocks.

— A potential new standard should have a specific “green” focus—measures addressing energy
eYciency and fuel poverty.

— Overall there was a sense that those elements not included in the current DHS should be picked up
by any potential successor.

— Standards should be more stringent (eg shorter life expectancies for fittings/building components).

Detailed Survey Results

— Just 49% have implemented (or are about to) a standard exceeding the current DHS, the majority
of which have specifically addressed energy eYciency followed by exterior environmental
improvements, upgrading of both kitchens/bathrooms as well as building components/fittings as
required (even if they are not part of the DHS).

— Of the 61% who would like to see a revised post-2010 standard, the majority (90%) think that it
should have a particular “green” focus.

— The lack of adequate funding is one of the main reasons cited by those who would not like to see
a post-2010 standard.

— Nearly three-quarters (73%) agreed that if there was to be a post-2010 standard, it should have a
particular “green” focus. When asked about the specific elements of a potential new standard,
measures addressing energy eYciency and fuel poverty topped the list in the case of almost all
respondents (93%), followed by measures addressing the wider environment on an estate or
common parts of flatted developments (66% and 63% respectively) and measures addressing
security of the home (56%).

— Raising the necessary finance is perceived to be the major challenge to implementing a post-
2010 standard (88%). Some respondents also noted the diYculties of implementing the current
DHS standard, let alone maintaining it. A number of respondents raised the issue of allowing more
flexibility in setting rents as a means of raising money to meet a potential new standard. For
instance, whilst tenants would pay higher rents (in order to fund energy eYciency work), they
would make considerable savings on their energy bills, outweighing the overall rent increase
(although increased rents would also aVect housing benefit costs).

— The outcomes of the HRA review, allowing LAs to borrow against their revenue stream was
perceived to be key if any new standard is to succeed. However, respondents also believe that some
government funding/grant aid is a prerequisite for any post-2010 standard.

— Given local preferences/needs and a vastly diVering stock profile, over two-thirds (67%) feel that
agreeing on a national standard is another major stumbling block. Several respondents suggested
allowing more local flexibility in setting a standard. For instance, housing providers could be
allowed a 5–10% leeway in achieving standards or trade oVs to meet specific energy criteria. A
number of respondents further believed that determining standards should only be done in
consultation with tenants.

September 2009

Memorandum from the Energy Saving Trust (BDH 33)

Thank you for the opportunity to give evidence to the Committee as part of your inquiry into the above
topic. I attach the Energy Saving Trust’s response and as requested include a summary response in this letter.

The Energy Saving Trust is one of the UK’s leading organisations set up to tackle climate change. We aim
to cut carbon emissions by promoting the sustainable and eYcient use of energy, water conservation and
waste reduction. We are an impartial, non-profit making organisation that acts as a bridge between
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government, consumers, trade, businesses, local authorities and the energy market. We provide impartial
information and advice and have a network of local advice centres in the UK specifically designed to help
consumers take action to save energy.

This response comes from the Energy Saving Trust but does not necessarily reflect the views of our
members.

Response Summary

Should minimum acceptable social housing standards be amended to take account of environmental standards,
fuel poverty and the estate?

A more ambitious minimum energy eYciency standard for social housing needs to be put in place. Such
a target is essential to ensure social housing delivers against the government’s 2050 targets for carbon
reduction and 2016 target for elimination of fuel poverty.

Making a more ambitious target viable for landlords should involve enabling landlords to use rent and
service charges more flexibly to pay for energy eYciency improvements. Specifically it should be possible to
charge additional service charges to non-vulnerable tenants who have benefited from improvements and
have reduced fuel bills.

What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

The Decent Homes programme has worked— as a result of the programme, social housing is now the
most energy eYcient part of our housing stock. But we need to go much further in order to address fuel
poverty and carbon emissions.

The Welsh Housing Quality Standard incorporates an energy standard of SAP 65. Such a standard should
be the minimum considered for England.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

The private rented sector has the highest proportion of non-decent cold homes, yet government energy
eYciency programmes are largely failing to reach this sector. We need better enforcement of environmental
health regulation, a rethink of incentives for this sector, and a clear indication to private landlords that
government will consider specific future legislation to force action.

In Scotland we would like to highlight a new joined up approach to tackling fuel poverty in the homes of
vulnerable people in the private sector. Alongside measures to improve insulation and heating of vulnerable
people’s homes, the Scottish Energy Assistance Package gives advice on benefits and tax credits and expert
energy advice. A similar joined approach in England would do much to ensure improvements the fabric of
homes really deliver in terms of taking vulnerable people out of fuel poverty.

Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

The Decent Homes Standard states that the minimum acceptable standard for thermal comfort is based
on the presence of a Category 1 Environmental Health hazard for cold or damp. But there is a lack of
guidance about what is a Category 1 hazard for cold. We suggest there is a simple answer here: government
should give a clear statement that a home should be defined as having a Category 1 hazard for cold if it rates
an F or G on an Energy Performance Certificate.

1. Response Summary

1.1 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

A more ambitious minimum energy eYciency standard for social housing needs to be put in place. Such
a target is essential to ensure social housing delivers against the government’s 2050 targets for carbon
reduction and 2016 target for elimination of fuel poverty.

Making a more ambitious target viable for landlords should involve enabling landlords to use rent and
service charges more flexibly to pay for energy eYciency improvements. Specifically it should be possible to
charge additional service charges to non-vulnerable tenants who have benefited from improvements and
have reduced fuel bills.
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1.2 What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

The Decent Homes programme has worked—as a result of the programme, social housing is now the most
energy eYcient part of our housing stock. But we need to go much further in order to address fuel poverty
and carbon emissions.

The Welsh Housing Quality Standard incorporates an energy eYciency standard of SAP 65.37 Such a
standard should be the minimum considered for England.

1.3. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

The private rented sector has the highest proportion of non-decent cold homes, yet government energy
eYciency programmes are largely failing to reach this sector. We need better enforcement of environmental
health regulation, a rethink of incentives for this sector, and a clear indication to private landlords that
government will consider specific future legislation to force action.

In Scotland we would like to highlight a new joined up approach to tackling fuel poverty in the homes of
vulnerable people in the private sector. Alongside measures to improve insulation and heating of homes, the
Scottish Energy Assistance Package gives vulnerable people advice on benefits and tax credits and expert
energy advice. A similar joined approach in England would do much to ensure improvements the fabric of
homes really deliver in terms of taking vulnerable people out of fuel poverty.

1.4 Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

The Decent Homes Standard states that the minimum acceptable standard for thermal comfort is based
on the presence of a Category 1 Environmental Health hazard for cold or damp. But there is a lack of
guidance about how to assess for Category 1 hazards for cold. We suggest there is a simple answer here:
government should give a clear statement that a home should be defined as having a Category 1 hazard for
cold if it rates an F or G on an Energy Performance Certificate.

2. A Higher Minimum Energy Efficiency Standard for Social Housing

A higher energy eYciency standard for social housing is necessary because:

— Across the rented sector, increases in energy eYciency do not tend to be reflected in property capital
value or rentability.38 Tenants are also unlikely to prioritise action on energy eYciency over more
visible home improvements, such as a new kitchen. With no “pull” for higher energy eYciency
standards for financial or tenant demand reasons, regulation needs to be used to ensure landlords
act. And action is essential because:

— The government has committed to eliminating fuel poverty by 2016. With a long term trend of
rising fuel prices (due to diminishing oil and gas reserves and the costs of decarbonising supply),
energy eYcient homes are essential to eliminate fuel poverty. But even the most conservative
estimates state that homes that have a SAP rating of below 6539 cannot protect poorer tenants
from fuel poverty, and some have argued that SAP 8140 is a better target for “fuel poverty-
proofing” homes. The average social sector home in England has a SAP rating of 57.8.41

— Twenty-seven percent of the UK’s carbon emissions come from homes. The government has stated
that by 2015 all suitable homes will have full loft and cavity wall insulation. By 2020 1.8million
homes a year will have major energy saving upgrades. By 2050 emissions from homes will have
to be virtually zero, within a wider all-sector 80% target. Continual improvement in home energy
standards is essential if we are going to hit these very ambitious targets.

2.1 Paying for higher standards of energy eYciency

With the energy suppliers’ Carbon Emissions Reduction Target (CERT) programmes from which they
have accessed extensive funding, social landlords have proved themselves well able to benefit from funding
schemes for energy eYciency improvements. Social landlords have also been identified as likely big winners
of the new Community Energy Saving Programme and the planned Feed in TariV for renewable energy.

37 The Standard Assessment Procedure (SAP) is the government’s methodology for assessing home energy eYciency; it gives
homes a rating from 1 (low—very energy ineYcient) to 100 (high). Energy Performance Certificates (EPCs) give homes an
energy eYcient banding from A to G based on their SAP rating.

38 It is hoped that this is changing with the introduction of Energy Performance Certificates.
39 SAP 65 is the target figure which local authorities are asked to report against in the government’s national indicator for action

on fuel poverty.
40 Dr Brenda Boardman, Oxford University—see Energy eYciency and equity, a manifesto for DEFRA,

http://www.eci.ox.ac.uk/johnandbrenda/symposium/boardman-brenda.pdf
41 English House Condition Survey 2007 Headline Report, published 2009, CLG,

http://www.communities.gov.uk/documents/statistics/pdf/1133548.pdf
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Against this background, we believe a more ambitious Decent Homes energy eYciency standard is viable.
However, we think there needs to be more flexibility in financing arrangements for social landlords who want
to deliver energy eYciency improvements for their tenants.

The Government have announced a Pay As You Save (PAYS) scheme for home energy eYciency
improvements which the Energy Saving Trust is piloting. For owner-occupiers, the idea behind PAYS is that
home owner is able to pay back the cost of a loan for energy eYciency improvements because of the savings
they are making on their fuel bill.

Schemes to pay for energy eYciency improvements in the rented sector could work in a similar way:
landlords would make energy eYciency improvements and then charge part or all of the costs back to non-
vulnerable tenants as increased rent or service charge. Critically, the aim would be that the tenant should
never pay more in increased service charge than they save on their fuel bill.

However, government restrictions on rises to social landlords rent and service charges mean that we are
not yet clear that such a scheme is possible in the social rented sector. We urge government to ensure that
social landlords can raise service charges for non-vulnerable tenants to cover some of the costs of energy
saving improvements, where this is balanced through savings on fuel bills.

3. Private Sector Homes

3.1 A joined-up approach to tackling private sector fuel poverty

Making improvements to the thermal comfort by tackling the fabric of homes can still leave many people
in fuel poverty. Fuel poverty is a result of low incomes, low levels of energy eYciency and high fuel bills. The
most eVective programmes address all three of these factors.

A new scheme in Scotland, being delivered for the Scottish Government by the Energy Saving Trust,
shows how this can be achieved. The Energy Assistance Package brings together the hard measures and the
advice, with the aim of reaching more people and providing a wider range of support. The package has
four stages:

— Stage 1: oVers free expert energy advice to anyone who phones the Energy Saving Scotland
Advice Centre.

— Stage 2: involves benefit/tax credit checks & advice on social tariVs to those likely to benefit.

— Stage 3: provides a package of standard insulation measures to private sector older households and
those on one of a range of benefits through the energy companies’ CERT schemes.

— Stage 4: gives bespoke energy eYciency measures (which may include central heating systems, new
boilers, draught proofing, air source heat pumps and solid wall insulation) for eligible groups who
live in homes in the private sector.

3.2 Addressing private rented homes

The private rented sector has the highest levels of non-Decent cold homes, yet government energy
eYciency programmes are largely failing to reach this sector. Some of the issues are:

— Landlords aren’t interested in making energy eYciency improvements when they don’t lead to
increased capital or rental values and it’s their tenants—not them—who benefit in terms of
reduced bills.

— It’s hard to reach landlords and most private sector landlords own only one or two properties. It’s
for this reason that the CERT programme has not significantly benefited the sector—energy
suppliers can’t get to the landlords to market their oVers.

— Private rented homes tend to be older homes that are hard to improve.

— There has been a lack of enforcement of environmental health legislation relating to Category 1
cold (and therefore non-Decent) private rented sector homes. This is even the case where landlords
have refused free energy eYciency improvements under the Warm Front programme.42

Against this background we believe the following needs to happen:

— Additional, well promoted incentives for private landlords to act. The Landlords Energy Saving
Allowance (LESA) needs to be extended, and HMT/HMRC need to tell landlords about it. There
has been virtually no promotion of this allowance, despite the fact that in the 2006 budget the
Chancellor made a specific commitment to promote LESA.

— The planned landlords register will be key to communicating with landlords about energy
eYciency. The Energy Saving Trust are seeking access to the register and to Energy Performance
Certificate data so that we can target advice about energy savings to landlords.

— A focus on promoting Energy Performance Certificates (EPCs) in this sector. We believe EPCs
could have a real impact in driving demand for more energy eYcient rented properties—

42 See Tackling fuel poverty using the Housing Health and Safety Rating System, Energy EYciency Partnership for Homes, 2007,
http://www.eeph.org.uk/uploads/documents/partnership/EEPH%20HHSRS%20Report2.pdf
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particularly by making people aware of the F&G rated homes that are probably non-Decent. But
anecdotal evidence43 suggests landlords compliance with the requirements for Energy
Performance Certificates is almost non-existent.

CLG needs to focus on ensuring landlords have an EPC for their property, and that they show it
to the tenant at the right time. They also need to ensure that EPC ratings appear when homes are
advertised on rental websites—currently this is only required for home sales.

— A focus on ensuring local authorities fulfil their duties under the 2004 Housing Act to monitor the
condition of housing in their area to identify Category 1 hazards. The Energy Saving Trust could
work with CLG and local authorities, using EPC and other data, to identify “cold spots”— areas
of towns with high concentrations of non-decent Cold homes. Other action needs to focus on
ensuring that all landlords who refuse Warm Front grants are investigated by environmental
health oYcers.

— Many landlords do own old properties that are expensive to make decent. We need to focus local
authority housing improvement grants on these older, principally larger and solid walled homes.

3.3 New Regulation

The Energy Saving Trust are suggesting that government give a clear statement that it will become illegal
to sell or rent most F or G rated homes after 2015. We have carried out research that shows that the large
majority of such homes can be improved relatively cheaply: 81% of homes can be brought out of the F&G
banding for less than £3,000 simply by installing loft and cavity wall insulation and/or a modern boiler.
Coupled with support for financing, advice and incentives, we think new regulation is important to ensure
that all the owners of the least energy eYcient homes make improvements where possible.

4. The Housing Health and Safety Rating System and the Definition of a Category 1 Hazard

Research carried out by the Energy EYciency Partnership for Homes in 200744 showed that there was
confusion among local authorities about what constitutes a home with a Category 1 cold hazard—and
therefore a non-Decent Home. Guidance from LACORS on assessing for excess cold has been long awaited
on this issue, but has not yet been published.

Government has in the past indicated a SAP-based score for the Excess Cold criteria at approximately
the level of the boundary between an Energy Performance Certificate E and F banding,45 but there has no
recent definitive statement on this. We believe a simple statement that a non-Decent Home is one that falls
into the F or G banding (which means a SAP rating of below 39) would have significant merits:

— It’s easy for everyone to understand, most importantly tenants.

— As far as we can tell, it is close to what government envisions the standard to be.

— Many environmental health oYcers already use F and G rating as a proxy for Category 1 hazard.

September 2009

Memorandum from the National Housing Federation (BDH 34)

Introduction and Summary

The National Housing Federation represents 1,200 not-for-profit housing associations. Collectively, our
members provide 2.5 million aVordable homes and services for more than five million people.

Our response concentrates on the lessons learnt as housing associations approach reaching the Decent
Homes Standard across nearly all their properties in 2010. It also looks at the green retrofitting challenges
ahead. We make recommendations for the policy framework and the support housing associations would
like to see from government and its regulator to help them achieve long-term plans to maintain and improve
their homes. In summary:

— The new regulatory standard on the quality of social housing should be about delivery against
long-term home and estate improvement plans adopted at a local level in discussions with residents
rather than nationally prescribed standards.

— In the absence of any planned capital injection from government, the level of future housing
association investment in the existing stock comes down to balancing the competing demands on

43 We await a forthcoming government evaluation.
44 See Tackling fuel poverty using the Housing Health and Safety Rating System, Energy EYciency Partnership for Homes, 2007,

http://www.eeph.org.uk/uploads/documents/partnership/EEPH%20HHSRS%20Report2.pdf
45 Decent Homes guidance published in 2006 suggested a SAP 2001 rating of 35 as defining a category 1 hazard, and this is also

the rating used to define a Category 1 cold hazard by the 2007 English House Condition Survey. SAP 2001 is now out of date,
and CLG have not issued an updated SAP figure.
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sector financial capacity, which includes building new homes, day to day management services and
wider neighbourhood support. For this further reason the Government should not prescribe a
national standard.

— Our financial evidence shows that if associations are to keep the new social house building
programme on track, maintain expenditure on day-to-day management and maintenance, as well
as neighbourhood services that they could not meet even conservative ambitions and assumptions
about greening existing stock. They could not repeat the level of investment seen under the Decent
Homes programme.

— In the event of deflation, the government should allow housing associations to freeze rents to
minimise the impact of revenue loss on home and estate improvement plans.

— The government should establish a national strategy for greening existing properties setting out a
clear vision for the energy rating level and carbon reduction targets it aspires too. The government
should fund a £3 billion social housing green retrofit pilot to enable social landlords to work with
residents to demonstrate what can work. This will enable the building supply chain, trades and
professions to gear up and would also create nearly 100,000 jobs in the construction sectors, as well
as reduce energy bills for tenants on low incomes.

— The Government should also work with energy suppliers, local authorities and housing
associations to unblock the barriers to pay-as-you-save mechanisms, developing energy supply
companies or a carbon fund/oVset scheme to fund green retrofit improvements.

To sum up, 2010 should not be seen as the end of a focus on maintaining or improving the quality of
existing homes, estates and neighbourhoods. Associations will remain motivated to keep improvement plans
alive as social businesses who wish to meet the aspirations of their residents.

Select Committee Questions:

What lessons can be learned from the Decent Homes programme?

Are adequate arrangements in place for future regulation of minimum acceptable housing standards?

Do the management organisations councils, including via ALMOs, and housing associations need to change?

Quality of accommodation standard

1. The stress placed on social landlords meeting the Decent Homes Standard undoubtedly helped to raise
the quality of homes benefiting millions of tenants. Judged on its own terms, the standard and funding
mechanisms available have been successful with the CLG reporting that 95% of social housing will reach
the Decent Homes Standard by 2010.

2. One of the lessons from the Decent Home Standard is that if tenants had been asked what they wanted
they would have probably designed a diVerent standard, or local variations. Many housing associations
reflected tenants’ aspirations and provided choice, of for example kitchen fittings, within their improvement
work. But, associations and their tenants felt frustrated that sometimes the Standard led them to prioritise
expenditure on some improvements, such as new bathrooms, over expenditure on external estate or
environmental improvements, which would have been higher up residents’ lists of priorities.

3. The Government should be mindful of this lesson when using its powers to direct the Tenants Service
Authority on a regulatory standard for the quality of accommodation. Equally, the Tenant Services
Authority should be mindful of this when drawing up the standard, any related guidance and when
considering how it will assess social landlords’ performance.

Recommendation 1: the new regulatory standard on the quality of accommodation for social
housing should focus on setting the outcome expected. This outcome should be about delivering
against long-term home and estate improvement plans adopted at a local level in discussions with
residents. Regulation should avoid the previous trap of prescribing these standards at a national
level.

4. We recommend this in the context of social landlords having brought their stock of existing properties
up to the Decent Homes Standard and new social housing being built to the high standards set in the Code
for Sustainable Homes. It is critical that the principles of tenant involvement, choice, empowerment and
control, as advocated by the TSA and strongly supported by the sector, should inspire further long-term
improvement plans.

Funding challenge

5. The ambition of home and estate improvement plans will be constrained by financial considerations
in the future and not by the aspirations of tenants or the will of housing associations. Another lesson of the
Decent Homes programme is the scale of investment that was required. We demonstrate below in our
financial scenarios that government and its regulator should not make future policy and regulatory decisions
on the assumption that housing associations could repeat the feat of meeting the stock improvement
investment levels achieved over the 10 years of the Decent Homes programme.
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6. In the seven years to 2007–08 (latest full year figures available) from the Decent Homes Standard being
launched in 2001–02 housing associations invested £12.4 billion in planned and major repairs. On current
projections, it is assumed that by the end of the Decent Homes period in 2010–11 association investment
will reach £20 billion. The assumption that this expedite could be repeated is described as “scenario 1” in
this paper. Farther on (see paragraph 21) we look at two further scenarios.

Table 146

Year Housing association actual expenditure
on planned and major repairs in billions

2001–02 0.79
2002–03 1.00
2003–04 1.20
2004–05 1.90
2005–06 2.27
2006–07 2.50
2007–08 2.70
Total actual 12.36

Financial scenario 1

7. In financial scenario 1, we assume a level of investment equalling the £20 billion spent on Decent
Homes over the period 2001–02 to 2010–11. The additional interest rate cost of such an investment over ten
years is estimated (assuming a steady draw down) at £1.4 billion. Set against the model of sector capacity,
as set out in the box on the next page, it is clear that if associations are to keep the new social house building
programme on track, maintain expenditure on day-to-day management and maintenance, as well as
neighbourhood services, they could not match £20 billion investment in planned and major repairs seen over
the 10 years of the Decent Homes programme without a substantial capital injection from government. This
is as the result of the interplay of variety of factors:

— increased costs of borrowing private finance;

— the scale of the new build programme and unmet housing need;

— the drop in incomes from sales to cross subsidise improvements and new building;

— the drop in planning gain contributions to stretch grant to build new homes.

Financial capacity of sector

The Federation is already in the process of assessing the sector’s sustainable investment capacity using
reserves that it might generate in coming years derived from its operating activities. This capacity would be
applied the part funding aVordable new homes, greening the existing stock, neighbourhoods work, and any
other calls the Government might seek to make. The early results from this work suggest that from 2011 to
2020, the sector will generate £50 million in investment capacity in 2011 rising to £81 million by 2020,
cumulatively amounting to £671 million over the decade.

2011–12 2012–13 2013–14 2014–15 2015–16 2016–17 2017–18 2018–19 2019–20

Net capacity
for investment
(£millions) £50 £75 £75 £76 £77 £78 £79 £80 £81

Cumulative
(£millions) £50 £125 £200 £276 £353 £431 £510 £590 £671

8. Housing association expenditure on planned improvements and other services has to be balanced
against a desire to invest in new homes to meet the aspirations of people on housing waiting lists. So in the
absence of any planned capital injection from government for a “daughter” of decent homes, the question
of what can be invested in the existing stock comes down to balancing the competing demands on housing
association sector financial capacity. Especially given that associations rent increases are constrained by the
current government’s rents policy which is set to continue through future rents directions to the regulator.

9. A further factor is the downward pressure on rental income if, in, the event of deflation, the government
directs that the proposed rent floor is applied at –2%. This would result in housing associations losing £525m
in rental income in the next two years. A number of associations have indicated to us that they will be forced
to consider cessation of green improvements to their homes, or will have to re-profile or cancel long term
stock investment programmes, to avoid breaching bank covenants and consequent repricing.

46 Source: HC/TSA Global Accounts of Housing Associations published annually.
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10. It should be remembered that since 2000, stock transfer associations have received £895.2 million of
gap funding, which enhanced the sector’s financial capacity to deliver Decent Homes. In addition,
£4124.6 million of overhanging debt was paid oV at the time of transfer. We estimate that in addition some
£20 billion has been borrowed to fund stock transfer since 1988—£6billion for stock purchase and £14 billion
for investment.47 The debt profile of stock transfer associations would also make it diYcult for them to fund
additional improvements beyond Decent Homes in the short to medium term.

Table 248
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Figure 3: Debt profile for typical “positive value” transfers

Recommendation 2: in the absence of a capital injection from central government, given housing
association sector financial capacity, no expectation, or regulatory requirement, should be placed
on the level of investment, or standard of future improvements, to existing homes or estates (in
addition to the national carbon reduction standards and Energy Performance Certificate
requirements that associations are already working to).

Recommendation 3: in the event of deflation the government should allow housing associations to
freeze rents to minimise the impact of revenue loss on home and estate improvement plans.

11. We make these recommendations on the basis that individual housing associations are best placed to
balance the aspirations of their existing tenants and future tenants in the knowledge of their own financial
capacity. Associations must be able to establish sustainable business plans which set out home and estate
improvements that are deliverable.

12. It is also important to bear in mind that housing associations had asset management strategies, or
improvement plans, in place ahead of the Decent Homes Standard coming in, as indicated by the level of
investment in planned and major repairs of £1.0 billion in 2000–01 (the last year before the Decent Homes
Standard). When the Decent Homes period is over, we should expect housing associations to continue to
invest in planned improvements and in maintaining the standards reached by bringing properties up to the
Decent Homes Standard and through building new properties to the Code for Sustainable Homes. Thus
2010 should not be seen as the end of a focus on maintaining or improving the quality of existing homes,
estates and neighbourhoods. Associations will be motivated to keep improvement plans alive as social
businesses who wish to meet the aspirations of their residents.

Stock transfer programme

13. As shown above, stock transfer associations have been able to meet the scale of the investment
challenge they faced to bring homes up to the Decent Homes Standard through complementing their private
financial capacity with gap funding from central government. Those still in receipt of gap funding wish to
meet their commitments to their tenants and are concerned at the signals coming from the Homes and
Communities Agency about re-profiling payments.

Recommendation 4: the HCA should move quickly to confirm the schedule of payments to give
stock transfer associations and their tenants the confidence that their improvement plans can be
seen through.

47 Creating Better Neighbourhoods: 20th Anniversary of Stock Transfer www.housing.org.uk/Uploads/File/
Creating%20Better%20Neighbourhoods(1).pdf

48 Chart from “Maturing Assets: The Evolution of stock transfer housing associations”, Hal Pawson and Cathie Fancy, Policy
Press, 2003.
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Select Committee Questions:

Should minimum acceptable social housing standards be amended to take into account environmental standards,
fuel poverty and the estate?

The environmental challenge

14. Housing association’s homes, as a result of improvements, have an average SAP rating of
59.5 compared to 49.8 across al tenures49. The CLG also found that the vast majority of social landlords
were carrying out works in excess of the thermal comfort standard set by Decent Homes50. There is a real
hunger amongst housing associations to find a way to fund further environmental improvements to their
existing homes with the twin aims of reducing the fuel bills of their tenants and reducing the impact of their
homes on the environment.

15. With 5.2 million people in fuel poverty in England and existing homes said to emit 27% of our carbon
dioxide there is clearly a compelling case for improving the environmental standards of housing across all
sectors.

16. However, the multiplicity of diVerent environmental measures can cause confusion. For example,
Energy Performance Certificates require RdSAP ratings, whilst housing associations also have to meet
Decent Homes standards, Building Regulations (Part L), and in some circumstances may be required to
meet EcoHomes XB (a standard developed by the BRE in conjunction with the Housing Corporation). In
addition CERT and CESP improvements use a benchmark approach. It would be very helpful if there were
a coordinated standard to work towards.

17. The obligations being placed on energy providers through CERT have brought welcome
improvements, particularly with regard to loft and cavity wall insulation to the homes of a number of people,
including social housing tenants. The proposed focus of the eVorts of energy suppliers and generators
through CESP on whole house improvements in deprived areas will also help more people on low incomes
keep a lid on their fuel bills. We have also been pleased to see capital funding this year, albeit small, directed
at social housing, for example, the Homes and Communities Agency’s Social Housing Energy Programme
in 2009. However, all of this falls short of a national strategy, on the scale required, for greening our existing
properties to meet the Government’s carbon reduction targets of 80% by 2050.

Level of investment required

18. There is no comprehensive picture of the scale of investment required across social housing and other
tenures to meet such a target. The costs involved depend to a large degree on the property type and also
vary by the outcome sought through green improvements. Our members advise us that green retrofitting
programmes aiming for 80% carbon reduction cost around £25,000 per property, with higher costs in diYcult
to treat properties such as high rise flats. Retrofitting to zero carbon standards often results in significantly
higher costs.

19. In December 2008, BRE prepared a report for the Greater London Authority, looking at the cost
implications of a successor standard to decent homes.51 Whilst this report looks at the London context,
many of its conclusions are equally applicable elsewhere. The cost of tackling summer over-heating is
estimated at up to £8,000 per unit. This alone could amount to nearly £20 billion for England’s housing
association stock. BRE estimated the water use target could cost £2 billion for London’s social rented
stock,52 meaning a total cost of £6.67 billion to cover the whole of England’s housing association stock.

20. Drawing on new research we commissioned from Enviros53 we have modelled environmental
improvements to existing housing association properties of £6.5 billion. This is not to suggest that these
would amount to a comprehensive carbon neutral retrofit programme, as they would not. However, our
modelling is based on cost eVective improvements that could produce large scale reductions in carbon
emissions (nearly three million tonnes of carbon dioxide a year), because they are relatively easy to install
in a large number of properties. The model is based on data on association property types, existing
improvements, including high levels of loft and cavity wall installations and DEFRA assumptions on further
take up of CERT in social housing. The modelling included some, but by no means comprehensive, level of
micro-generation through community level combined heat and power installations and biomass projects. It
should be noted that there are still significant barriers to making these financially viable in the context of
retrofitting and these costs are quite uncertain. Overall, the costs are based on taking a whole house
approach, as there are significant savings in carrying our all the measures at once.

49 Department for Communities and Local Government (DCLG), 2007a, Implementing Decent Homes in the Social Sector.
Online: www.communities.gov.uk/documents/housing/pdf/324500.pdf

50 ibid
51 “Towards a successor standard to Decent Homes – scoping report”, BRE for the GLA, December 2008 www.london.gov.uk/

mayor/publications/2009/docs/decent-homes-successor-standard.pdf
52 BRE estimate London’s social rented stock at 756,000 homes. The Federation estimates our members’ stock at 2.5million

homes.
53 Carbon oVsetting for social housing, forthcoming 2009, Enviros for the National Housing Federation
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Table 354

Measure Number of Annual Lifetime Total Cost (£)per
suitable carbon carbon capital and tCO2 over

properties savings for savings for installation lifetime55

all measures all measures cost for all
(tCO2) (mtCO2) measures (£m)

Solid wall insulation 335,000 721,000 22 £1,300 £58
Draught proofing 544,000 72,000 1 £70 £46
Heating controls (extra) 1,657,000 468,000 6 £180 £32
Community level CHP 146,000 503,000 15 £1,400 £93
Solar water heater 745,000 329,000 8 £1,430 £173
Ground Source (GSHP) 147,000 383,000 15 £1,560 £102
Community level biomass boiler 133,000 504,000 15 £620 £41

Total 2,980,000 82 £6,500 £79

Financial scenarios 2 and 3

21. Financial scenario 2 assumes the investment of £6.5 billion based on the Enviros report. Scenario
3 assumes the £25,000 per property advised by our members. These scenarios would involve additional
interest costs over ten years of £455 million (scenario 2) or £3.5 billion (scenario 3). Set against the modelling
of the sector’s investment capacity (see the box on page 5), these figures show that if associations are to keep
the new social house building programme on track, maintain expenditure on day-to-day management and
maintenance, as well as neighbourhood services that they could not meet even conservative ambitions and
assumptions about greening existing stock within the existing rent regime.

22. In addition, to the costs of greening existing properties, there is the, as yet un-quantified, financial
challenge of maintaining properties over their lifetime where they have been built to level 3 or 6 of the Code
for Sustainable Homes or improved to the Decent Homes Standard. Associations will need to factor these
costs into their home and estate investment plans too. In addition, with Decent Home improvements having
taken place in a relatively concentrated period, you might expect the replacement of component parts over
their lifetime to be concentrated in the future.

23. If government is serious about meeting its climate change targets and tackling fuel poverty, it needs
to work further with social landlords, owner occupiers and private landlords to look at how we can meet
the scale of the green retrofit challenge. We make some recommendations below as to how it can extend its
current approach to achieve this, with a particular focus on social housing.

24. Given housing association sector financial capacity, our recommendations above stating that no
expectation or regulatory requirement, should be placed on the level of investment, or standard of future
improvements to existing homes or estates, must stand. This is not to undervalue the desirability of
environmental improvements, but to point out that in the absence of government targeting its own
investment at this, associations need to arrive at business plans that are deliverable and recognise the other
pulls on their financial capacity, as explored above.

Recommendation 5: the government should establish a national strategy for greening existing
properties setting out a clear vision for the energy rating level and carbon reduction targets it
aspires too. As well as, the steps it will take to support (but not compel) property owners and
residents across all tenures to see improvements to these levels. We recommend how the
government could support this below.

Recommendation 6: the government should consult on the energy rating it wishes to see adopted
for properties, as there is an unhelpful proliferation of measurements at the moment.

Recommendation 7: the next government should fund a £3billion social housing green retrofit pilot
to enable social landlords to work with residents to demonstrate what can work. This will have the
added benefit of giving the building component industries the confidence to develop new products
at a scale that could bring down supply chain costs. It will also provide the building professions
with an incentive to invest in new skills. Thus, by kick starting a programme in social housing the
government could reap knock-on benefits for other tenures. Such a pilot would also create nearly
100,000 jobs in the construction sectors56 as well as reduce energy bills for tenants on low incomes.

Recommendation 8: the government should work with energy suppliers, local authorities and
social landlords to explore and pilot practical approaches to pay-as-you-save mechanisms for
social housing with a view to rolling out nationally an approach that will work. Any proposal
would need to ensure that residents could be assured of reduced living costs when utility, rent and
service charge bills are taken together, everything else being equal, but where a monthly sum could
be “hypothecated” to fund energy eYciency improvements.

54 Sources: DCLG (2008c) English House Condition Survey 2006, Regulatory & Statistical Return 31 March 2008, BRE (2008)
Domestic Energy Fact File, AEAT (2005) Renewable

55 We divided capital and installation costs by total carbon savings over the lifetime (did not apply a discount rate).
56 ConstructionSkills model updated to 2009 prices using GDP deflator
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Recommendation 9: the government should reduce the VAT payable on any works or products that
improve energy eYciency to 5% and the EU should allow VAT to be levied by member states at
zero for the same.

Recommendation 10: the government should work with energy suppliers, local authorities and
social landlords to unblock the barriers to social landlords and private management companies
developing energy supply companies to fund green retrofit improvements.57

Recommendation 11: the government should work with housing associations to develop a model
for a carbon fund, or oVset scheme, that could help fund retrofitting existing social home to high
environmental and energy eYciency standards. Housing associations are gearing up to build “zero
carbon” homes by 2016 under the Code for Sustainable Homes. Under the definition of “zero
carbon” government is considering allowing a number of “allowable solutions” to achieve
compliance with zero carbon standards in order to address any “residual” emissions.58

Recommendation 12: the government should look at what more it can do to support people to
change their behaviour to reduce their fuel and water consumption in the home. As well as
providing loans and tax rebates, it should also look at a broader social marketing campaign and
investing more in direct advice for people.

Recommendation 13: the government should revise Building Regulations to require all homes to
be built to level 6 of the Code for Sustainable Homes by 2016 as the failure to extend this to the
private sector is only storing up retrofitting costs for the future.

September 2009

Memorandum from the Sustainable Development Commission (SDC) (BDH 35)

The Sustainable Development Commission (SDC) welcomes the opportunity to submit evidence to the
Communities and Local Government Select Committee for its new inquiry on Decent Housing Standards
post 2010.

The SDC is the Government’s independent watchdog on sustainable development. The Commission
reports directly to the Prime Minister and to the First Ministers of the Devolved Administrations. The SDC
is an advisory Non Departmental Public Body. The SDC’s remit is to advocate sustainable development
across all sectors in the UK, particularly within Government (including the Devolved Administrations),
review and report progress towards sustainable development, and build consensus on the actions needed if
further progress is to be achieved. Our work is guided by the five principles of sustainable development, as
outlined in “Securing the Future”, the UK Government’s sustainable development strategy.

The SDC have been advising Government on the energy eYciency of existing stock since we were
commissioned by ODPM (now CLG) to examine the potential for significantly improved resource eYciency
in the existing housing stock. The resultant publication Stock Take59 made clear recommendations on the
policies, regulation and standard required to improve the energy eYciency of existing homes, outlining the
need for Government to develop a holistic policy framework to tackle resource eYciency of existing housing.
Since this was published in 2006 we have continued to improve our evidence base through research and
stakeholder engagement. This has included developing a series of case studies on exemplar retrofit
projects,60 becoming a founding member of the Existing Homes Alliance, support for the LSE/DENA
conferences on learning from German practice in existing homes and the development of a report with
UKGBC, Energy EYciency Partnerships for Homes and Technology Strategy Board on Low Carbon
Existing Homes. This latter report, which was developed following consultation with over
1,000 organisations and individuals, was supported by the OYce of Climate Change to inform their
development of the Heat and Energy Saving Strategy. Our response to the consultation will therefore bring
in our recommendations from these publications and our wider research.

Energy Efficiency

Housing accounts for 27% of national carbon emissions. Over 80% of the existing stock will still be
standing in 2050. There is significant work required to improve these homes to meet the ambition set out in
the Heat and Energy Saving Strategy of almost eliminating carbon emissions from all buildings by 2050.

The Government committed in the Heat and Energy Saving Strategy to show leadership by ensuring that
social housing meets, and where possible, exceeds, the aims it is setting for all housing on energy eYciency
and heat and electricity supply. With relatively easy access to the properties, potential for achieving
economies of scale and long term commitment it is easier to bring about improvements in this sector than
private rented or owner occupiers. The Decent Homes standard is the Government’s primary mechanism

57 Sustainable investment strategies: Existing Stock, forthcoming 2009, CEN for the National Housing Federation
58 Carbon oVsetting for social housing, forthcoming 2009, Enviros for the National Housing Federation
59 SDC, 2006, Stock Take
60 See http://www.sd-commission.org.uk/communitiessummit/case studies.php
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to improve standards in the social rented sector and over vulnerable private sector tenants. In the absence
of a Code for Existing Homes the Decent Homes standard must be expanded to include tougher energy
eYciency standards.

The existing Decent Homes heating and insulation standards have been criticised as being so low that they
would not bring properties up to SAP35 (below which housing should be a Category 1 Health Hazard).
Despite this many forward thinking social landlords have used these standards as a minimum rather than
maximum and developed their own “Decent Homes Plus” standards. Since 1997 the average SAP ratings
of social rented sector increased from 47 in 1997 to 57 in 2006, a faster rate than the private sector. As detailed
in our submission the Government needs to explore how these works can be funded most eVectively in order
to deliver significant reductions in both carbon emissions and fuel poverty.

The SDC also strongly believes that tougher energy eYciency requirements in the social rented sector
would provide the exemplars and market support for energy eYciency industry to support delivery of energy
eYciency measures in the private sector.

Local Environmental Improvements

While the Decent Homes standard has done much to improve the condition of social homes this has been
focused on the individual building and does not take into account the quality of the local environment or
neighbourhood. There is an acknowledged need to look further than the building level if we are to create
homes people feel safe, secure and happy to live in. Improvements to the local environment and community
level infrastructure will be delivered most eVectively where they address the needs and resources of existing
communities. The SDC would therefore like to see funding made available through Decent Homes standard
to enable these improvements to be delivered in partnership with local communities. As detailed below the
SDC is working with CLG, DECC, HCA, CABE and Energy EYciency Partnership for Homes to explore
the potential to upgrade existing communities by working at local level to improve their resource eYciency.

Additional notes on the content of SDC submission

In our submission we include relevant evidence on the case and potential for replacing Decent Homes with
a standard more focused on energy and wider resource eYciency. We also include details of the project we are
undertaking with CLG, DECC, HCA, CABE and Energy EYciency Partnership for Homes on upgrading
community infrastructure through delivering neighbourhood retrofit.

Stock Take

Our analysis of the context, opportunities, barriers and existing evidence on housing refurbishment was
submitted to CLG in July 2006 in our Stock Take report.61 It considers the potential to improve eYciency
of existing homes with regards to carbon, water, materials and waste. The study was commissioned in
2004 by ODPM to “provide advice on the policies, incentives and deterrents and on regulations that might be
made under the Sustainable and Secure Buildings Act 2004 with particular regard to existing stock (the
buildings themselves in their context). This will be done in the light of current policy and practice, and existing
research (eg Warm Front, Decent Homes, Building Research Establishment, ODPM, and Housing
Corporation).”

Our report recommended that the Government develop a holistic policy framework to tackle resource
eYciency of existing housing. Central to this was the proposal for the development of a standard for low
carbon, low water use refurbishment using low impact materials and minimising waste to landfill. We
proposed that this standard be developed as a Code for Sustainable Existing Homes, and implemented
across the stock tenures through a package of incentives and regulation. We proposed that this Code
standard could be central to: the Energy Performance Certificate, linked to incentives; a new sustainable
social homes standard (successor to the Decent Homes standard); a Green Landlords Scheme; and
refurbishments within the Housing Market Renewal and other regeneration programmes. We are still to
receive a formal response from CLG on these recommendations.

Stock Take still forms the basis of the SDC’s position and advice to Government on improving the
resource eYciency of existing homes. But we continue to improve our evidence base through research and
stakeholder engagement.

Delivering Neighbourhood Retrofit

SDC are undertaking research (funded by CLG, DECC, HCA, CABE and Energy EYcient Partnership
for Homes) to explore how community infrastructure is delivered in existing places and the potential to
configure the delivery and management of this to deliver a more sustainable outcome. This will look at the
potential for local delivery and funding mechanisms to integrate energy and wider resource eYciency
measures with quality of place and life. There is significant potential for a revised Decent Homes standard
which addresses issues beyond the individual building to contribute to this integrated approach. The brief
for this project is included in Annex A.

61 SDC, 2006, Stock Take
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Existing Case Studies

SDC has researched several case studies on the extent to which emissions reductions are possible across
the varied UK housing stock from pre-1919 terraces to 1960’s tower blocks. Several of these have been
delivered by social housing providers (either RSLs or Local Authorities) to standards far exceeding Decent
Homes requirements. The case studies demonstrate that there is significant interest from social housing
providers to deliver significant energy eYcient improvements to their stock. It also highlights the current
need for financial support to deliver this as they are unable to recoup the costs of work either from reduced
fuel bills or increased rent. A selection of relevant case studies are included in Annex B.

Inquiry Questions

(i) What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

1.1 The committee should look at the experiences of Scotland and Wales in setting minimum energy
eYciency levels using SAP.

(ii) Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

2.1 Given the ambitious targets for carbon emission reductions from housing by 2050 we would like to
see any enhanced Decent Homes targets applied to all improvements post 2010. We would also like to see
enhanced targets (such as those suggested for lifts and common parts) applied to all homes by 2020.

(iii) Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

3.1 The SDC believes that a decent home should deliver more than simply the physical condition of the
interior and its appliances. Safety and security are also key requirements of a home as such any programme
to provide Decent Homes should include funding to ensure the local environment provides these. As noted
in CLG’s consultation on the Reform to Council Housing Finance “tenants also want improvement to the
look and feel of their estates and other works to deliver higher environmental standards”.62 We therefore
welcome the suggestion in the consultation to include funding for lifts and common areas. We would
however like to see the standard go further to provide additional funding for improvements to local
environment.

3.2 We strongly believe that there is potential for a revised Decent Homes standard to fund a wider range
of physical improvements and the potential benefits and opportunities to improve the sustainability of our
existing built environment will be a central part of our research project detailed in annex B. As evidenced
in the case study on the Haringey Group Repair Scheme some councils are already working at an area level
to incorporate structural repairs to buildings with upgrading of wider environmental and public realm
improvements.

3.3 As noted in the CLG Select Committee report on existing homes and climate change63 whilst Decent
Homes had had a positive impact on the energy eYciency of social housing “more could have been achieved
had energy eYciency improvement formed part of the Decent Homes standard directly, instead of arising
as an incidental, if welcome, benefit.” We would fully endorse the Committee’s previous recommendation
that “the Government include specific energy performance improvement standards in any social housing
improvement programme that follows Decent Homes in 2010.”

3.4 The Government’s ambition to virtually eliminate carbon emissions from existing buildings by
2050 will require immediate action. As recognised in the work we did with UKGBC most of the technologies
required to achieve this are already known therefore this is an area where it is possible to make the deep,
early cuts recommended by Stern with limited disruption and positive impact on living standards, economy
and energy security.

3.5 Whilst the SDC believes there is a need for legislation on energy eYciency standards across all tenures
we would like to see a tighter timescale for social housing. We think this is achievable given the rate of energy
eYcient improvement since 1997, the potential for cost savings through economies of scale and the works
social housing providers are already delivering above Decent Homes requirements (as detailed in the case
studies). Retrofitting large areas of social housing also has the potential to support local economies through
job creation in deprived areas. Leading by example not only demonstrates Government willingness to act
on its own targets but can also help stimulate the market for retrofitting technologies, thereby creating
“green jobs” and lowering prices for those adopting these technologies in the future.

62 http://www.communities.gov.uk/publications/housing/councilhousingconsultation
63 CLG Select Committee, Existing Housing and Climate Change, seventh Report of session 2007-08, 2008
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3.6 As demonstrated by the HCA Academy award winning project at Daneville the work required to
improve the energy eYciency of the existing building stock can also improve the external appearance and
desirability of unpopular housing estates. At Daneville work undertaken by housing association Liverpool
Mutual Homes which included external cladding, replacement of boilers, new windows and doors has
transformed the image of the area. Before the works there was a waiting list to get oV the estate, with 60 long
term void properties. Following the works many of the void properties have a premium and there is a waiting
list for them.

3.7 We are therefore pleased that the Government announced its intention in the UK Low Carbon
Transition plan to “show leadership by ensuring that social housing meets, and where possible exceeds, the
aims it is setting for all housing on energy eYciency and low carbon energy” and that they are in discussion
with the Tenant Services Authority on the need to identify aspirational standards and benchmarks for energy
savings and emissions reductions in refurbishment.

3.8 As set out in our Heat and Energy Savings Strategy consultation response we fully endorse the Select
Committee’s previous call for “any future [Decent Homes] programme [to] contain a specific minimum,
rather than average, Standard Assessment Procedure target for all social housing”. We would recommend
that all social housing be minimum band C/SAP 69 (already achieved by 21% of social rented homes) by
2020 and minimum band B/SAP 81 (already achieved by 1% of social rented homes) by 2025.

3.9 As we detailed in Stock Take sustainable refurbishment must be about more than just energy
eYciency. We would therefore like to see an enhanced Decent Homes standard cover area such as water,
materials and construction/demolition waste, household waste and summer overheating.

(iv) Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

4.1 Our work with the UKGBC64 found that most energy eYciency measures are cost eVective in the
long term with reduced energy bills outweighing the costs of work. Current rent caps however prevent social
housing providers from recouping their upfront investment through increasing rent levels. Given that the
costs for upgrading are quoted at between £6,000 and £12,000 per property this is a significant issue for
management organisations if all social housing is to be upgraded to a minimum standard.

4.2 There are two clear options to provide the funding for this work. The first is to change the regulation
to enable social housing providers to recoup costs of energy eYciency works. The second would be to
introduce a funding mechanism (such as the “Pay as You Save” scheme) whereby the cost of these works is
recouped through fuel or council tax bills. Whichever of these options is taken there will have to be careful
consideration that issues of fuel poverty are not exacerbated whilst repayments are made. The UKGBC
report on the Pay as You Save scheme65 sets out how this could work, with social housing providers
contributing a sum towards the works to reduce repayment levels.

4.3 In the Low Carbon Transition Plan the Government set out proposals to test uptake of a “pay as you
save” models of financing. The SDC would like to see at least one of these pilots delivered in social housing
sector to test the level of subsidy that would be required to make the scheme attractive to residents.

4.4 As detailed in our response to the CLG Select Committee inquiry into existing homes and climate
change the costs of refurbishment could be reduced significantly if VAT were to be equalised on
refurbishment works and new build. SDC have repeatedly called for this measure and now that the EU
Economic and Financial AVairs Council ruling to allow member states to lower VAT for this purpose we
would like to see this implemented in the UK without delay. As the Isle of Man pilot demonstrated even
when this is introduced the impact of fewer “cash in hand” deals and market stimulation meant that total
sales and total tax output from construction increased compared to previous years.66 A similar reduction
in Italy is also estimated to have created up to 75,000 jobs in the construction sector.67 We therefore fully
endorse the recommendation from CLG’s select committee report into existing homes and climate change
that the Government seek to remove this perverse anomaly.

(v) What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

No comment.

(vi) How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

6.1 The SDC would like to see the Decent Homes standard for private sector homes occupied by
vulnerable people be expanded as set out in response to question 3.

64 UKGBC, Low carbon existing homes, 2008
65 Pay As You Save: Financing Low Energy Refurbishment in Housing, UKGBC, August 2009
66 Killip, Building a Greener Britain, FMB, 2008
67 Impetus, The case for including energy eYciency investment in the fiscal stimulus package, Greenpeace, 2009
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6.2 Despite significant improvements in the overall SAP rating of private rented sector properties over
the past decade (average SAP for private rented is currently at 48, the same as owner occupied) many of
the worst performing properties are found in this sector. Seventeen per cent of private rented properties are
currently recorded as SAP 30 or below (a category 1 hazard for excess cold under the Housing Health and
safety rating System) compared with 12% of owner occupiers and 4% of social rented.68 Given the issue with
split incentives and poor take up of LESA scheme Government need to consider what additional tools could
be utilised to incentivise private sector landlords to improve the quality of their properties, especially with
regard to energy eYciency.

6.3 The Low Carbon Transition Plan set out the Government’s intention to consult on whether to
establish a register of private landlords so that Local Authorities and the Energy Savings Trust are able to
target oVers and support more eVectively. It is not clear whether this will have the light touch licensing
powers recommended in the Rugg review. It is unlikely that a register alone will “carry the capacity to isolate
and regulate the very worst quality properties”69

6.4 The Low Carbon Transition Plan also notes that consideration will be given to overcome the
diYculties Local Authorities have been experienced in enforcing the Housing Health and Safety Rating
Scheme. Whilst this is to be welcomed it is unlikely to drive the improvements in quality required.

6.5 As outlined in our Heat and Energy Savings Strategy response SDC would like to see minimum
standards introduced for private rented sector properties. We would suggest that all properties reach a
minimum of band D (on EPC certificate) or above by 2020 and band B or above by 2030. These standards
should be enforced when a property is leased.

(vii) Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

No comment.

(viii) Are there local examples of innovative best practice with wider post-2010 applicability?

8.1 The SDC will be researching innovative best practice examples of how improvements to existing
buildings can be delivered as part of an integrated, area-wide improvement scheme as part of our Delivering
Neighbourhood Retrofit project. We will be happy to provide these to the committee when fully researched.

8.2 We attach existing case studies of social housing that has delivered improvements above and beyond
the existing Decent Homes standard.

September 2009

Memorandum from Communities and Local Government and the Homes and Communities Agency
(BDH 36)

Decent Homes History and Lessons Learnt

1. In 1997, the Government committed to tackling the £19 billion backlog in disrepair in social housing
and in the 2000 Green paper set out that it would make all social housing decent by 2010. There were around
1.8 million non-decent social homes in 2000. The standard covered the basic components of a home that
made it warm, wind and weather-tight. It was set as a threshold so that any home below the standard would
be improved.

2. All items included had to be capable of some objective measurement and of having a threshold level
set. The elements of the standard also had to be in the control of the landlord to ensure deliverability. This
is why the standard was confined to elements within the curtilage of the home. Because of this it was not
assumed that delivery of the standard took all available resources.

3. The Government set the “Decent Homes” standard and expected all social landlords to deliver.
However, there is no statutory basis for the standard which is set out in guidance. The Housing Corporation
included the Decent Homes standard in the regulatory code. Most landlords are completing works far in
excess of the Decent Homes standard.

4. The social sector Decent Homes programme has delivered much more than the obvious improvements
to the housing stock. There are many and varied examples of innovative and best practise by landlords in
delivering their programme of works. The Decent Homes programme has:

— driven up performance;

— delivered eYciencies with procurement consortia;

— empowered tenants, improved access and social inclusiveness;

— and improved the environment and security of estates.

68 DCLG, English House Condition Survey 2007 Headline Report, Department for Communities and Local Government
69 Rugg and Rhodes, Review of Private Rented Sector Housing, University of York, 2008
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5. The Decent Homes programme has also made a contribution to tackling worklessness in a number
of ways:

— creating employment opportunities within the building sector (eg 300 training opportunities in
South Yorkshire);

— directly providing employment for some residents—as tenant representatives;

— and establishing programmes to encourage people into training and work

6. The definition of the standard has also changed since introduction. The Housing Health and Safety
Rating System (HHSRS) is a new approach to the evaluation of potential risks to health and safety from any
deficiencies identified in dwellings. HHSRS was introduced in the Housing Act 2004, and came into force on
6 April 2006, replacing the “fitness standard” as the statutory minimum standard for housing and as one
component of the Decent Homes measurement. Although the tough new statutory assessment of housing
standards raised the bar to drive further housing improvements it also led to an increased number of homes
that could be considered to contain hazards. The HHSRS includes fire risk as a hazard, and we are now
considering whether we cost for any recommendations to emerge from the Camberwell fire as part of the
review of work under the new self financing.

7. We have used both the English House Condition Survey (EHCS) and social landlords’ own data in the
reporting of Decent Homes to measure progress on the delivery of Decent Homes. However, we reported in
the 2007 Autumn Performance Report that the two data sources were showing significant diVerences—both
in the number of non-decent homes and in the rate this was reducing. Following work to investigate why
this was occurring we moved from using the EHCS to using social landlords’ data in the reporting of Decent
Homes for the Departmental Strategic Objective (DSO) on Housing.

8. Both measures have their own strengths and weaknesses, but the EHCS, for valid reasons, will not be
able to demonstrate delivery of Decent Homes as defined by our guidance to social landlords. There is also
a two-year time lag in the reporting of the EHCS data which would not be helpful in demonstrating progress
over the current Comprehensive Spending Review period.

9. Although there are statistical issues with monitoring the standard, there are also practical issues with
achieving 100% decency. Making homes decent is not always straightforward. The appropriate course of
action for any non-decent home is a matter of professional judgment, taking all the facts and circumstances
into consideration. Some homes, although technically non-decent, may nevertheless be already performing
at a level that is acceptable in terms of what the standard is seeking to achieve. Homes may also become non-
decent but it would make sense to make them decent outside a cost-eVective programme of planned works.

10. The Northern Ireland Decent Homes Standard was introduced in June 2004 and is the same as the
English standard with a target date of 2010. In 2008 the Northern Ireland Housing Executive reported that
75% of their 93,400 homes met the Decent Homes Standard.

11. The Scottish Housing Quality Standard (SHQS) was set in February 2004 with a target date for social
housing of 2015. It goes further than the Decent Homes Standard in, for example, its energy-eYciency
requirements. There are 599,000 social rented homes in Scotland in 2005–06 only 40% of social housing met
the SHQS.

12. The Welsh Housing Quality Standard (WHQS) is to be achieved by 2012. It goes further than the
English or Scottish Standards, requiring that houses be well managed and located in attractive and safe
environments and as far as possible suit the specific requirements of the household (eg specific disabilities).
There are 235,000 social homes in Wales in 2004 only 0.8% met the WHQS.

13. There are 3,965,000 social rented homes in England, in 2007 71% of social homes were decent. When
the Decent Homes target was set in 2001, the aim was to eliminate a backlog of disrepair and ensure that
no one was living in a home that was below a basic minimum level of decency. It was a huge task that was
being faced. From the experiences in Northern Ireland and England it is clear that there are real benefits
from setting a clearly defined deliverable target.

14. Once the Decent Homes standard has been achieved there will be a solid base for considering what
further improvements need to be made. Scotland and Wales have set higher standards but have lower
numbers of dwellings to tackle and are making less progress.

Decent Homes Backlog

15. We have previously said that we expected around 95% of social homes to be decent by 2010. The latest
assessment by the Homes and Communities Agency (HCA), on behalf of the Department, has adjusted
landlord statistical returns to reflect revised spending plans and takes into account the current economic
climate, which has impacted on the anticipated landlord delivery plans due to a fall in capital receipts.

16. It is estimated that the local authority sector will have a backlog of over 255,000 non-decent dwellings
at the end of 2010. These homes fall into two main categories those managed by Arms Length Management
Organisations (ALMOs) and those where the local authority has retained the management responsibility.

17. 177,000 (69%) of the estimated non-decent properties at 2010 are managed by ALMOs, who will be
given the funding to help them make their homes decent. ALMOs rounds 1 and 2 have mostly finished
spending. 106,700 of the estimated non-decent properties will be managed by ALMOs, rounds 3–5 are
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currently spending and are expected to achieve the target by 2016. 63,500 of the estimated non-decent
properties will be managed by round 6 ALMOs. The intention to put back the funding of Round 6 accounts
for 11,250 of the estimated number of dwellings remaining non-decent at 2010.

18. It is estimated that by 2010, 75 of the 114 retention local authorities will have met the target. The
remaining 39 retention authorities will achieve it at a later date.

19. Eleven of the retention local authorities with a backlog at 2010 have Local Area Agreement
improvement targets (under National Indicator 158) on Decent Homes. This represents 40,620 (51%) of the
estimated non-decent dwellings managed by retention authorities in 2010

20. We are advised that the most significant factor in the rising backlog has been a short fall in capital
receipts as a result of the current economic downturn.

21. Around 18% of the backlog (14,360 properties) has arisen because the local authority is facing varying
levels of financial diYculty because tenants voted in a ballot against the local authorities preferred delivery
option, transfer or ALMO. The Department, and latterly the HCA, has been working with the two largest
authorities to find innovative funding solutions. The Department, Government OYces for the Regions and
the HCA are also actively engaged in discussions with another 10 of these local authorities about how they
will deliver the standard in their housing stock.

22. The Government remains fully committed to completing our comprehensive Decent Homes
programme and once completed to seeing this standard maintained in the future. The reforms proposed will
safeguard the commitment to future decent homes. We will also improve the common areas of estates and
will ensure that there is suYcient funding in the new system to do so. Our aim in setting up the self-financing
system is to ensure that it delivers in the future the investment needed to sustain and maintain the existing
stock of council homes.

Decent Homes Standards Going Forward

23. The Government remains committed to delivering and maintaining the Decent Homes standard. It
allows all landlords to determine, in consultation with their tenants, what works need to be completed, and
in what order, to ensure the standard is met.

24. Although tenants have generally supported the standard, the focus on features within the home,
potentially at the expense of other things outside the home—such as lifts and common parts, energy
performance, and work to their estates—has been the subject of some criticism. Tenants can sometimes
ascribe higher importance to the improvements outside their home rather than within.

25. The Reform of Housing Finance review concluded that future funding will need to be provided to at
least continue to deliver the Decent Homes Standard, but should in addition provide funding for items such
as lifts and common areas.

26. The National Strategy for Energy and Climate Change White Paper reaYrms the Government’s
commitment for the social housing sector to play a leading role in increasing energy performance to reduce
carbon emissions.

27. The Decent Homes programme in its planned continuation will deliver some of what is required to
improve energy performance and reduce carbon emissions. In considering the future shape of the Decent
Homes programme, there are a number of measures that would enhance further the sustainability and
energy eYciency of existing housing stock. We have further work to do to consider whether to adopt a
measures based approach or an outcome based one in taking forward the decent homes standard and to
consider the implementation of a new sustainability standard. The Reform of Council Housing Finance
consultation sets out some innovative funding options that would not require any additional public
expenditure. These funding options would be aligned to the self-financing system for local authority finance.

Funding the Decent Homes Standard

28. The Reform of Council Housing Finance consultation document proposed dismantling the Housing
Revenue Account subsidy system and replacing it with a devolved system of responsibility and funding.
Under such an arrangement each local authority would keep the money raised locally from rents and use it
to run their stock.

29. Councils would need to have enough money from rental income to pay for ongoing maintenance at
the Decent Homes Standard as well as works needed to maintain lifts and common parts. The Review
concluded that rents set in line with current social rent policy would generate suYcient income to sustain
the stock in all local authorities at the higher funding levels proposed.

30. As there would be a one oV settlement for each council, and since they would be able to keep more
of the capital receipts, there would be greater certainty of funding to allow councils to plan for works and
procure them eYciently. It would also facilitate eVective long-term management of their assets, and re-
investment in replacement stock.
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31. All councils would need to prepare a 30-year plan that would capture their social housing investment
requirements based on common standards. They would be accountable for delivering against that plan.
They would, however, have the freedom to operate within that plan and to make changes without their
income projections having to be dependent on annual funding arrangements and complex calculation of
expenditure allowances.

32. The benefits delivered by ALMOs that manage council housing services should not be aVected by a
change in the system for financing council housing. We see a strong future role for ALMOs which are valued
by their tenants. We would expect ALMOs to continue to develop their housing management capacity and
to look for opportunities to extend the range of services they oVer, including to other landlords, where this
would improve eYciency and eVectiveness.

33. Transferring to a housing association should also remain an option that council tenants can choose.
There are potential benefits from bringing in a not-for-profit body with access to private finance to own and
manage the homes. However, there should be equity in the terms of public funding whether they are
transferred or retained in the future under self-financing. The value placed on the stock in a self-financing
agreement and a transfer deal will be based on delivering the same standards of service at a comparable cost.

Future Regulation of Standards

34. The Tenant Services Authority (TSA) was launched on 1 December 2008 and is already regulating
registered social landlords (RSLs). Since December, both the TSA and the Department have taken
important steps towards the establishment of the new regulatory system in April 2010. The TSA has
launched a national conversation with tenants and landlords to inform the development of its new
regulatory standards. The Department is currently consulting stakeholders on draft legislation that is
designed to implement ‘cross-domain’ regulation, so that the TSA can also act as regulator in the interests
of council tenants.

35. TSA as an independent regulator will determine what standards to set to enable it to best meet its
statutory objectives, following consultation with tenants, landlords and other stakeholders. Although it is
primarily TSA’s responsibility to set standards, the Secretary of State also has a power in the 2008 Housing
and Regeneration Act (section 197) to direct TSA in relation to its standards. The purpose of this power is
to ensure TSA has regard to the Government’s legitimate interest in the regulatory standards it sets, and in
particular those standards which might directly aVect central budgets or key policy issues.

36. The Department is also consulting on matters relating to the regulatory standards that the TSA will
operate in the new system. The consultation document proposes that Ministers should direct the TSA to set
standards on rents, quality of accommodation and tenant involvement. We have prepared a draft direction
that confirms the Government’s commitment to complete and continue with the Decent Homes programme.

37. The proposed direction aims to ensure progress in reaching the Decent Homes standard. It therefore
maintains the current policy on Decent Homes, and will not impose any additional burdens on landlords;
the only change is that policy goals will be achieved in part through TSA standards. In practice, meeting
and maintaining the standard depends on funding availability from Government or other sources (eg rental
income or private finance). The direction cannot make provision for funding, and the capital programme
to fund Decent Homes is not in any case within TSA’s remit. Therefore, the Government is proposing a
direction allowing TSA the flexibility to work with landlords in developing a strategy to meet the standard
after 2010 where there is good reason for doing so.

38. The quality of accommodation direction would aVect TSA’s standards on Decent Homes, which may
begin to operate from April 2010. The direction would stand until it was superseded following a
consultation.

Private Sector Decent Homes

39. Private Sector Decent Homes funding has been driven by Public Service Agreement targets (PSA7)
to increase the proportion of vulnerable households living in Decent Homes in the private sector to 70% by
2010. Progress towards meeting this target has been good and was ahead of trajectory with the target
percentage figure nationally increasing from 42.9% in 1996 to 68% in 2006.

40. Against this progress we were able to satisfy ourselves that the 2010 target would be met. Given the
drive to reduce the number of national indicators and targets set by Government, PSA7 has now become a
legacy target against which we have made a public commitment to continue to monitor progress through
DSO 2.8.

41. For this purpose the updated definition of Decent Homes, following the introduction of the HHSRS,
will be used with a statistical baseline for 2006. Under the updated definition 59% of vulnerable private
sector households lived in decent homes in 2006. This figure is not comparable with the original definition
because of the incorporation of the HHSRS in the updated Decent Homes standard but it can still be used
to demonstrate progress albeit against a new definition. Estimates for 2007 are 61% showing continued
progress. The 2008 estimate of the percentage of vulnerable private sector households living in Decent
Homes will be available in January 2010.
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42. The Government remains committed to improving house conditions across all tenures. Looking
beyond 2010–11 and with the new climate of the HCA, the introduction of the HHSRS, and changes to
regional structures it is an appropriate time to explore the future direction of this policy.

43. Communities and Local Government is undertaking work over the coming months to consider
options for private sector Decent Homes, including looking at how works to tackle disrepair are measured
in the private sector, how the policy contributes to wider Government agenda on health and climate change
together with the future delivery mechanism and drivers.

September 2009



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 170 Communities and Local Government Committee: Evidence

S
up

pl
em

en
ta

ry
m

em
or

an
du

m
fr

om
C

om
m

un
it
ie

s
an

d
L

oc
al

G
ov

er
nm

en
t
(B

D
H

36
A

)

T
ab

le
1

N
O

N
-D

E
C

E
N

T
D

W
E

L
L

IN
G

E
ST

IM
A

T
E

S,
L

A
S

W
IT

H
N

E
G

A
T

IV
E

C
H

A
N

G
E

B
E

T
W

E
E

N
20

08
A

N
D

20
09

D
iV

er
en

ce
20

08
20

09
08

-0
9

20
11

%
%

%
N

on
-d

ec
en

t
no

n-
N

on
-d

ec
en

t
no

n-
T

ot
al

st
oc

k
N

on
-d

ec
en

t
no

n-
L

A
R

eg
io

n
D

H
so

lu
ti
on

T
ot

al
st

oc
k

dw
el

lin
gs

de
ce

nt
T

ot
al

st
oc

k
dw

el
lin

gs
de

ce
nt

(e
st

)
dw

el
lin

gs
de

ce
nt

C
ol

ch
es

te
r

E
A

L
M

O
2

6,
30

0
1,

10
0

17
%

6,
30

0
1,

20
0

19
%

"
10

0
6,

30
0

0
0%

E
as

in
gt

on
N

E
A

L
M

O
3

8,
60

0
7,

70
0

89
%

8,
60

0
7,

70
0

90
%

"
10

0
8,

60
0

4,
80

0
56

%
E

al
in

g
L

A
L

M
O

4
13

,6
00

3,
80

0
28

%
13

,3
00

5,
40

0
41

%
"

1,
70

0
13

,3
00

80
0

6%
N

ot
ti
ng

ha
m

C
it
y

E
M

A
L

M
O

4
29

,3
00

9,
20

0
31

%
29

,2
00

9,
60

0
33

%
"

40
0

29
,2

00
8,

90
0

31
%

B
as

ild
on

E
A

L
M

O
6

11
,2

00
5,

40
0

48
%

11
,4

00
7,

10
0

63
%

"
1,

80
0

11
,4

00
4,

80
0

42
%

H
av

er
in

g
L

A
L

M
O

6
10

,2
00

3,
00

0
29

%
10

,3
00

4,
40

0
43

%
"

1,
40

0
10

,3
00

7,
50

0
73

%
E

nfi
el

d
L

A
L

M
O

6
11

,8
00

2,
60

0
22

%
11

,7
00

3,
30

0
28

%
"

70
0

11
,7

00
6,

40
0

55
%

R
ed

br
id

ge
L

A
L

M
O

6
4,

70
0

1,
30

0
27

%
4,

70
0

1,
40

0
30

%
"

10
0

4,
70

0
1,

30
0

28
%

L
ew

is
ha

m
L

A
L

M
O

6
!

L
SV

T
19

,8
00

9,
90

0
50

%
18

,5
00

11
,2

00
61

%
"

1,
30

0
18

,5
00

6,
70

0
36

%
T
ow

er
H

am
le

ts
L

A
L

M
O

6
!

L
SV

T
13

,1
00

6,
90

0
52

%
13

,1
00

7,
50

0
58

%
"

70
0

13
,1

00
7,

20
0

55
%

So
ut

hw
ar

k
L

R
et

en
ti
on

40
,5

00
18

,3
00

45
%

39
,8

00
18

,7
00

47
%

"
30

0
39

,8
00

19
,3

00
49

%
N

or
th

am
pt

on
E

M
R

et
en

ti
on

12
,3

00
4,

60
0

38
%

12
,2

00
5,

70
0

46
%

"
1,

00
0

12
,2

00
5,

10
0

42
%

St
A

lb
an

s
E

R
et

en
ti
on

5,
30

0
0

0%
5,

20
0

1,
10

0
21

%
"

1,
10

0
5,

20
0

20
0

5%
T

he
M

ed
w

ay
T
ow

ns
SE

R
et

en
ti
on

3,
10

0
1,

20
0

41
%

3,
10

0
1,

80
0

58
%

"
50

0
3,

10
0

1,
60

0
53

%
E

lle
sm

er
e

P
or

t
an

d
N

es
to

n
N

W
R

et
en

ti
on

5,
70

0
1,

50
0

26
%

5,
60

0
1,

60
0

28
%

"
10

0
5,

60
0

1,
90

0
34

%
T

hu
rr

oc
k

E
R

et
en

ti
on

10
,3

00
70

0
7%

10
,3

00
1,

00
0

10
%

"
30

0
10

,3
00

0
0%

B
ri
dg

no
rt

h
W

M
R

et
en

ti
on

2,
30

0
20

0
7%

2,
40

0
70

0
31

%
"

60
0

2,
40

0
10

0
5%

N
or

th
W

es
t
L

ei
ce

st
er

sh
ir
e

E
M

R
et

en
ti
on

4,
50

0
1,

50
0

33
%

4,
50

0
1,

80
0

39
%

"
30

0
4,

50
0

2,
10

0
47

%
E

as
t
R

id
in

g
of

Y
or

ks
hi

re
Y

H
R

et
en

ti
on

11
,0

00
80

0
7%

11
,0

00
1,

50
0

13
%

"
70

0
11

,0
00

0
0%

R
ug

by
W

M
R

et
en

ti
on

3,
90

0
20

0
6%

3,
90

0
30

0
8%

"
10

0
3,

90
0

20
0

6%
H

ar
lo

w
E

R
et

en
ti
on

10
,0

00
80

0
8%

9,
90

0
1,

30
0

13
%

"
50

0
9,

90
0

1,
30

0
13

%
T

ha
ne

t
SE

R
et

en
ti
on

3,
10

0
0

1%
3,

10
0

20
0

7%
"

20
0

3,
10

0
0

2%
D

ar
lin

gt
on

N
E

R
et

en
ti
on

5,
50

0
0

0%
5,

40
0

10
0

1%
"

10
0

5,
40

0
0

0%
W

ea
ld

en
SE

R
et

en
ti
on

3,
10

0
10

0
4%

3,
10

0
20

0
8%

"
10

0
3,

10
0

0
0%

C
he

st
er

fie
ld

E
M

R
et

en
ti
on

9,
80

0
2,

10
0

21
%

9,
80

0
2,

50
0

26
%

"
50

0
9,

80
0

2,
50

0
26

%
M

ilt
on

K
ey

ne
s

SE
R

et
en

ti
on

11
,6

00
3,

20
0

27
%

11
,6

00
3,

20
0

28
%

"
10

0
11

,6
00

2,
70

0
23

%
K

in
gs

to
n

up
on

T
ha

m
es

L
R

et
en

ti
on

-
co

ns
id

er
in

g
L

SV
T

4,
90

0
1,

30
0

27
%

4,
80

0
1,

60
0

32
%

"
20

0
4,

80
0

1,
70

0
35

%

N
ot

es
:

F
ig

ur
es

ro
un

de
d

to
th

e
ne

ar
es

t
hu

nd
re

d



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 171

T
ab

le
2

P
R

IV
A

T
E

SE
C

T
O

R
V

U
L

N
E

R
A

B
L

E
H

O
U

SE
H

O
L

D
S

B
Y

D
E

C
E

N
T

H
O

M
E

S
ST

A
T

U
S

A
N

D
B

Y
R

E
G

IO
N

A
L

G
R

O
U

P,
20

01
T
O

20
07

R
ob

us
t
re

gi
on

al
fig

ur
es

ca
n

no
t
be

pr
ov

id
ed

—
th

is
is

th
e

be
st

le
ve

lo
f
ar

ea
di

sa
gg

re
ga

ti
on

w
e

ca
n

pr
od

uc
e

fo
r
lo

ok
in

g
at

ch
an

ge
.E

ve
n

so
,m

ar
gi

ns
of

er
ro

r
ne

ed
to

be
bo

rn
in

m
in

d.

In
ta

ki
ng

th
es

e
ta

bl
es

fo
rw

ar
d

it
sh

ou
ld

be
em

ph
as

is
ed

th
at

th
e

fig
ur

es
in

di
ca

te
ne

t
ou

tc
om

es
an

d
it

is
no

t
st

ra
ig

ht
fo

rw
ar

d
to

lin
k

th
em

to
ex

pe
nd

it
ur

e
to

as
se

ss
un

it
co

st
s

in
a

vf
m

ex
er

ci
se

.

T
hi

s
is

m
os

t
pr

ob
le

m
at

ic
fo

r
th

e
pr

iv
at

e
se

ct
or

w
he

re
it

is
si
m

pl
y

no
t
po

ss
ib

le
to

is
ol

at
e

th
e

eV
ec

ts
of

pu
bl

ic
ex

pe
nd

it
ur

e
at

al
lf

ro
m

E
H

C
S

fig
ur

es

—
th

e
ac

tu
al

ne
t
ou

tc
om

es
be

in
g

th
e

pr
od

uc
t
of

m
uc

h
w

id
er

fa
ct

or
s
(s

om
e

of
w

hi
ch

w
or

k
ag

ai
ns

t
ov

er
al

lp
ro

gr
es

s)
.

no
rt

he
rn

re
gi

on
s

so
ut

h
ea

st
re

gi
on

s
re

st
of

E
ng

la
nd

E
ng

la
nd

in
no

n
al

l
in

no
n-

al
l

in
no

n-
al

l
in

no
n-

al
l

in
de

ce
nt

de
ce

nt
vu

ln
er

ab
le

in
de

ce
nt

de
ce

nt
vu

ln
er

ab
le

in
de

ce
nt

de
ce

nt
vu

ln
er

ab
le

in
de

ce
nt

de
ce

nt
vu

ln
er

ab
le

nu
m

be
r
of

ho
us

eh
ol

ds
(0

00
s)

or
ig

in
al

de
fin

it
io

n
20

01
55

1
36

9
92

1
35

5
28

9
64

4
63

5
49

3
1,

12
7

1,
54

2
1,

15
1

2,
69

2
20

02
20

03
63

0
36

3
99

3
45

0
28

0
73

0
70

4
41

3
1,

11
7

1,
78

4
1,

05
6

2,
83

9
20

04
68

4
38

9
1,

07
3

47
6

26
2

73
8

80
4

38
2

1,
18

6
1,

96
3

1,
03

3
2,

99
6

20
05

70
6

39
5

1,
10

1
48

8
26

2
75

0
89

3
41

2
1,

30
4

2,
08

6
1,

06
9

3,
15

6
20

06
76

0
32

9
1,

09
0

53
1

28
1

81
2

87
0

41
9

1,
28

8
2,

16
1

1,
02

9
3,

19
0

up
da

te
d

de
fin

it
io

n
20

06
65

2
43

8
1,

09
0

49
3

31
9

81
2

73
2

55
6

1,
28

8
1,

87
7

1,
31

3
3,

19
0

20
07

69
4

41
6

1,
11

0
47

5
30

3
77

8
76

0
51

3
1,

27
2

1,
92

9
1,

23
1

3,
16

0

pe
rc

en
ta

ge
of

vu
ln

er
ab

le
ho

us
eh

ol
ds

or
ig

in
al

de
fin

it
io

n
20

01
59

.9
40

.1
10

0.
0

55
.2

44
.8

10
0.

0
56

.3
43

.7
10

0.
0

57
.3

42
.7

10
0.

0
20

02
20

03
63

.4
36

.6
10

0.
0

61
.7

38
.3

10
0.

0
63

.0
37

.0
10

0.
0

62
.8

37
.2

10
0.

0
20

04
63

.8
36

.2
10

0.
0

64
.4

35
.6

10
0.

0
67

.8
32

.2
10

0.
0

65
.5

34
.5

10
0.

0
20

05
64

.1
35

.9
10

0.
0

65
.0

35
.0

10
0.

0
68

.4
31

.6
10

0.
0

66
.1

33
.9

10
0.

0
20

06
69

.8
30

.2
10

0.
0

65
.4

34
.6

10
0.

0
67

.5
32

.5
10

0.
0

67
.7

32
.3

10
0.

0

up
da

te
d

de
fin

it
io

n
20

06
59

.8
40

.2
10

0.
0

60
.7

39
.3

10
0.

0
56

.8
43

.2
10

0.
0

58
.8

41
.2

10
0.

0
20

07
62

.5
37

.5
10

0.
0

61
.1

38
.9

10
0.

0
59

.7
40

.3
10

0.
0

61
.0

39
.0

10
0.

0

S
ou

rc
e:

E
ng

lis
h

H
ou

se
C

on
di

ti
on

Su
rv

ey

N
ot

es
:



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 172 Communities and Local Government Committee: Evidence

1)
R

eg
io

na
lg

ro
up

s
in

cl
ud

e
th

e
fo

llo
w

in
g

G
ov

er
nm

en
t
O

Y
ce

R
eg

io
ns

:“
no

rt
he

rn
re

gi
on

s”
(N

or
th

W
es

t,
N

or
th

E
as

t
an

d
Y

or
ks

hi
re

an
d

th
e

H
um

be
r)

;“
so

ut
h

ea
st

re
gi

on
s”

(L
on

do
n

an
d

So
th

E
as

t)
;“

re
st

of
E

ng
la

nd
”

(E
as

t
M

id
la

nd
s,

W
es

t
M

id
la

nd
s,

So
ut

h
W

es
t
an

d
E

as
t
of

E
ng

la
nd

).
2)

In
20

06
th

e
de

fin
it
io

n
of

D
ec

en
t
H

om
es

w
as

up
da

te
d

w
it
h

th
e

re
pl

ac
em

en
t
of

th
e

F
it
ne

ss
St

an
da

rd
w

it
h

th
e

H
ou

si
ng

H
ea

lt
h

an
d

Sa
fe

ty
R

at
in

g
Sy

te
m

(p
re

se
nc

e
of

ca
te

go
ry

1
ha

za
rd

s)
.S

ta
ti
st

ic
al

es
ti
m

at
es

un
de

r
th

e
up

da
te

d
de

fin
it
io

n
ar

e
no

t
co

m
pa

ra
bl

e
w

it
h

th
os

e
un

de
r
th

e
or

ig
in

al
de

fin
it
io

n.
3)

E
st

im
at

es
ar

e
su

bj
ec

t
to

m
ar

gi
ns

of
er

ro
r
as

so
ci

at
ed

w
it
h

th
e

sa
m

pl
e

su
rv

ey
an

d
th

es
e

ne
ed

to
be

co
ns

id
er

ed
in

as
se

ss
in

g
an

nu
al

ch
an

ge
.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 173

T
ab

le
3

SO
C

IA
L

SE
C

T
O

R
D

W
E

L
L

IN
G

S
B

Y
D

E
C

E
N

T
H

O
M

E
S

ST
A

T
U

S
A

N
D

B
Y

R
E

G
IO

N
A

L
G

R
O

U
P,

20
01

T
O

20
07

no
rt

he
rn

re
gi

on
s

so
ut

h
ea

st
re

gi
on

s
re

st
of

E
ng

la
nd

E
ng

la
nd

no
n-

no
n-

no
n-

no
n-

de
ce

nt
de

ce
nt

al
ls

oc
ia

l
de

ce
nt

de
ce

nt
al

ls
oc

ia
l

de
ce

nt
de

ce
nt

al
ls

oc
ia

l
de

ce
nt

de
ce

nt
al

ls
oc

ia
l

nu
m

be
r
of

dw
el

lin
gs

(0
00

s)
or

ig
in

al
de

fin
it
io

n
20

01
90

5
54

2
1,

44
8

76
8

50
3

1,
27

2
91

6
60

1
1,

51
7

2,
58

9
1,

64
7

4,
23

6
20

02
20

03
91

7
47

0
1,

38
7

77
0

47
0

1,
24

0
94

8
50

3
1,

45
1

2,
63

6
1,

44
2

4,
07

8
20

04
95

6
38

4
1,

34
0

78
7

43
9

1,
22

6
1,

00
5

42
9

1,
43

4
2,

74
8

1,
25

2
4,

00
0

20
05

97
4

33
7

1,
31

1
80

4
42

6
1,

23
0

1,
04

3
39

9
1,

44
2

2,
82

1
1,

16
2

3,
98

3
20

06
95

7
32

7
1,

28
4

79
4

42
9

1,
22

3
1,

05
4

37
5

1,
42

9
2,

80
5

1,
13

1
3,

93
6

up
da

te
d

de
fin

it
io

n
20

06
93

5
34

9
1,

28
4

83
8

38
5

1,
22

3
1,

02
2

40
7

1,
42

9
2,

79
4

1,
14

2
3,

93
6

20
07

89
9

34
4

1,
24

3
84

0
38

4
1,

22
4

1,
01

4
41

0
1,

42
4

2,
75

3
1,

13
8

3,
89

1

pe
rc

en
ta

ge
of

dw
el

lin
gs

or
ig

in
al

de
fin

it
io

n
20

01
62

.5
37

.5
10

0.
0

60
.4

39
.6

10
0.

0
60

.4
39

.6
10

0.
0

61
.1

38
.9

10
0.

0
20

02
20

03
66

.1
33

.9
10

0.
0

62
.1

37
.9

10
0.

0
65

.4
34

.6
10

0.
0

64
.6

35
.4

10
0.

0
20

04
71

.3
28

.7
10

0.
0

64
.2

35
.8

10
0.

0
70

.1
29

.9
10

0.
0

68
.7

31
.3

10
0.

0
20

05
74

.3
25

.7
10

0.
0

65
.4

34
.6

10
0.

0
72

.3
27

.7
10

0.
0

70
.8

29
.2

10
0.

0
20

06
74

.5
25

.5
10

0.
0

64
.9

35
.1

10
0.

0
73

.7
26

.3
10

0.
0

71
.3

28
.7

10
0.

0

up
da

te
d

de
fin

it
io

n
20

06
72

.8
27

.2
10

0.
0

68
.5

31
.5

10
0.

0
71

.5
28

.5
10

0.
0

71
.0

29
.0

10
0.

0
20

07
72

.3
27

.7
10

0.
0

68
.6

31
.4

10
0.

0
71

.2
28

.8
10

0.
0

70
.8

29
.2

10
0.

0

S
ou

rc
e:

E
ng

lis
h

H
ou

se
C

on
di

ti
on

Su
rv

ey

N
ot

es
:

1)
R

eg
io

na
lg

ro
up

s
in

cl
ud

e
th

e
fo

llo
w

in
g

G
ov

er
nm

en
t
O

Y
ce

R
eg

io
ns

:“
no

rt
he

rn
re

gi
on

s”
(N

or
th

W
es

t,
N

or
th

E
as

t
an

d
Y

or
ks

hi
re

an
d

th
e

H
um

be
r)

;“
so

ut
h

ea
st

re
gi

on
s”

(L
on

do
n

an
d

So
th

E
as

t)
;“

re
st

of
E

ng
la

nd
”

(E
as

t
M

id
la

nd
s,

W
es

t
M

id
la

nd
s,

So
ut

h
W

es
t
an

d
E

as
t
of

E
ng

la
nd

).
2)

In
20

06
th

e
de

fin
it
io

n
of

D
ec

en
t
H

om
es

w
as

up
da

te
d

w
it
h

th
e

re
pl

ac
em

en
t
of

th
e

F
it
ne

ss
St

an
da

rd
w

it
h

th
e

H
ou

si
ng

H
ea

lt
h

an
d

Sa
fe

ty
R

at
in

g
Sy

te
m

(p
re

se
nc

e
of

ca
te

go
ry

1
ha

za
rd

s)
.S

ta
ti
st

ic
al

es
ti
m

at
es

un
de

r
th

e
up

da
te

d
de

fin
it
io

n
ar

e
no

t
co

m
pa

ra
bl

e
w

it
h

th
os

e
un

de
r
th

e
or

ig
in

al
de

fin
it
io

n.
3)

E
st

im
at

es
ar

e
su

bj
ec

t
to

m
ar

gi
ns

of
er

ro
r
as

so
ci

at
ed

w
it
h

th
e

sa
m

pl
e

su
rv

ey
an

d
th

es
e

ne
ed

to
be

co
ns

id
er

ed
in

as
se

ss
in

g
an

nu
al

ch
an

ge
.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 174 Communities and Local Government Committee: Evidence

T
ab

le
4

SP
E

N
D

IN
G

O
N

D
E

C
E

N
T

H
O

M
E

S

A
ct

ua
l

P
ro

po
se

d
P

ro
po

se
d

P
ro

po
se

d
P

ro
po

se
d

20
00

–0
1

20
01

–0
2

20
02

–0
3

20
03

–0
4

20
04

–0
5

20
05

–0
6

20
06

–0
7

20
07

–0
8

20
08

–0
9

20
09

–1
0

20
10

–1
1

20
11

–1
2

20
12

–1
3

£
00

0s

A
N

N
U

A
L

A
L

L
O

C
A

T
IO

N
S

F
R

O
M

G
V

T
A

llo
ca

ti
on

s
by

D
C

L
G

*
R

SL
L

SV
T

(g
ap

fu
nd

in
g)

2,
00

0
11

,0
00

30
,0

00
80

,0
00

12
3,

00
0

14
0,

00
0

80
,0

00
*

M
aj

or
R

ep
ai

rs
A

llo
w

an
ce

1,
58

7
1,

52
9

1,
45

6
1,

40
2

1,
35

3
1,

30
4

1,
24

8
1,

24
1

1,
27

7
N

/A
N

/A
N

/A
*

A
L

M
O

(A
L

M
O

cr
ed

it
s)

57
,7

57
31

9,
27

9
56

6,
22

3
85

1,
89

8
78

2,
94

5
93

1,
10

2
84

4,
52

4
84

8,
05

7
72

5,
32

0
N

/A
N

/A
*

R
eg

io
na

lH
ou

si
ng

P
ot

—
L

A
Su

pp
or

te
d

C
ap

it
al

E
xp

en
di

tu
re

1
1,

81
9

68
4,

00
0

78
5,

00
0

83
7,

00
0

74
1,

00
0

82
2,

00
0

34
1,

00
0

31
2,

00
0

27
2,

00
0

26
6,

00
0

25
9,

00
0

N
/A

N
/A

—
P
ri
va

te
se

ct
or

ac
co

m
m

(V
ul

ne
ra

bl
e

h’
ho

ld
s)

21
,0

00
8,

00
0

8,
00

0
59

,0
00

21
,0

00
37

7,
00

0
43

7,
00

0
34

7,
00

0
42

6,
00

0
37

7,
00

0
N

/A
N

/A
T

ot
al

1,
81

9
70

6,
58

7
85

2,
28

6
1,

16
5,

73
5

1,
36

9,
62

5
1,

70
7,

25
1

1,
53

2,
24

9
1,

76
1,

35
0

1,
58

7,
76

5
1,

68
1,

33
4

1,
44

1,
32

0
0

0

P
F

I
H

R
A

Sc
he

m
es

A
llo

ca
ti
on

s
2,

80
0

0
11

1,
33

0
61

,0
40

83
,1

00
11

7,
59

0
53

2,
33

0
28

3,
40

0
13

7,
90

0
64

2,
45

0
39

5,
52

0
24

9,
02

0
25

2,
00

0

T
ot

al
L

A
ex

pe
nd

it
ur

e
(i
nc

.n
on

-g
ov

t
fu

nd
s)

*
A

L
M

O
(t

ot
al

ex
p.

on
H

R
A

)
fo

r
th

os
e

w
it
h

cr
ed

it
s

16
5,

15
1

52
0,

97
4

1,
00

2,
07

6
1,

42
4,

14
8

1,
36

0,
52

6
1,

41
1,

43
7

1,
55

7,
94

8
1,

58
5,

11
2

1,
48

3,
05

1
N

/A
N

/A
*

A
L

M
O

s
no

t
ye

t
2*

,o
r
fin

is
he

d
sp

en
di

ng
93

5,
26

5
87

1,
23

0
75

4,
81

8
60

2,
24

3
69

0,
95

0
60

1,
88

0
62

0,
07

0
44

1,
56

1
28

9,
12

2
*

R
et

en
ti
on

L
A

s
(t

ot
al

ex
p.

on
H

R
A

)
1,

24
4,

59
9

1,
24

9,
24

0
1,

41
8,

68
6

1,
35

7,
11

3
1,

26
1,

98
4

1,
19

5,
17

3
1,

31
3,

14
1

1,
18

2,
04

6
1,

08
1,

75
8

1
L

A
SC

E
al

lo
ca

ti
on

s
gi

ve
n

to
L

A
s
an

d
A

L
M

O
s,

pr
io

r
to

20
03

–0
4

th
is

w
as

kn
ow

n
as

H
ou

si
ng

In
ve

st
m

en
t
P
ro

gr
am

m
e

cr
ed

it
ap

pr
ov

al
s

S
ou

rc
e:

H
C

A
an

d
H

SS
A



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 175

T
ab

le
5

SP
E

N
D

IN
G

O
N

D
E

C
E

N
T

H
O

M
E

S,
B

Y
R

E
G

IO
N

A
ct

ua
l

P
la

nn
ed

P
la

nn
ed

P
la

nn
ed

P
la

nn
ed

R
E

G
IO

N
A

L
A

N
A

L
Y

S
IS

20
00

–0
1

20
01

–0
2

20
02

–0
3

20
03

–0
4

20
04

–0
5

20
05

–0
6

20
06

–0
7

20
07

–0
8

20
08

–0
9

20
09

–1
0

20
10

–1
1

20
11

–1
2

20
12

–1
3

A
na

ly
si
s
by

ea
ch

of
9

E
ng

lis
h

R
eg

io
ns

£
00

0s

G
A

P
F

U
N

D
IN

G
*

N
or

th
E

as
t

2,
31

9
19

,7
65

17
,7

50
15

,9
00

14
,4

00
13

,9
00

*
N

or
th

W
es

t
2,

05
6

19
,3

07
34

,2
19

48
,7

12
70

,5
26

68
,7

42
78

,3
81

69
,1

23
*

Y
or

ks
&

H
um

be
rs

id
e

1,
60

0
6,

05
0

6,
70

0
24

,6
06

17
,7

07
16

,4
30

17
,5

80
18

,3
80

12
,1

27
*

E
as

t
M

id
la

nd
s

2,
75

0
2,

75
0

2,
75

0
2,

75
0

*
W

es
t
M

id
la

nd
s

*
E

as
t

*
So

ut
h

W
es

t
*

L
on

do
n

1,
66

6
5,

42
4

17
,2

69
36

,8
16

24
,8

48
18

,3
65

10
,2

54
11

,4
35

*
So

ut
h

E
as

t

A
L

M
O

C
R

E
D

IT
S

£
00

0s
*

N
or

th
E

as
t

5,
60

1
42

,1
40

47
,4

37
96

,2
50

11
3,

65
5

13
3,

29
9

12
8,

01
7

*
N

or
th

W
es

t
24

,0
80

10
6,

66
5

14
2,

56
4

14
7,

72
4

12
1,

58
9

10
9,

17
7

81
,4

65
*

Y
or

ks
&

H
um

be
rs

id
e

35
1

55
,8

47
17

2,
22

9
30

9,
19

1
27

5,
94

5
30

2,
26

3
21

2,
46

8
*

E
as

t
M

id
la

nd
s

14
,4

35
48

,7
00

61
,1

15
39

,4
46

13
,6

06
16

,3
10

32
,8

10
*

W
es

t
M

id
la

nd
s

0
0

1,
20

0
28

,2
00

71
,6

85
97

,5
60

12
8,

20
0

*
E

as
t

0
0

13
,5

00
11

,1
05

11
,1

05
0

0
*

So
ut

h
W

es
t

0
3,

38
1

13
,8

79
20

,2
37

14
,2

42
2,

76
0

0
*

L
on

do
n

11
,4

57
64

,3
93

12
3,

78
0

19
4,

30
5

15
0,

25
2

22
7,

22
6

27
2,

83
2

*
So

ut
h

E
as

t
0

0
1,

09
8

7,
70

2
9,

73
3

37
,0

92
40

,3
17

P
F

I
£0

.0
m

*
N

or
th

E
as

t
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
*

N
or

th
W

es
t

0.
00

0.
00

36
.6

4
0.

00
4.

30
0.

00
29

6.
00

55
.0

0
0.

00
13

1.
00

23
9.

12
59

.5
5

25
2.

00
*

Y
or

ks
&

H
um

be
rs

id
e

0.
00

0.
00

0.
00

6.
74

78
.8

0
0.

00
0.

00
0.

00
0.

00
29

1.
60

0.
00

0.
00

0.
00

*
E

as
t
M

id
la

nd
s

2.
80

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

72
.4

9
0.

00
22

.2
5

0.
00

0.
00

0.
00

*
W

es
t
M

id
la

nd
s

0.
00

0.
00

0.
00

0.
00

0.
00

85
.7

0
0.

00
0.

00
0.

00
0.

00
0.

00
12

3.
00

0.
00

*
E

as
t

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

0.
00

*
So

ut
h

W
es

t
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
0.

00
83

.0
0

0.
00

0.
00

0.
00

*
L

on
do

n
0.

00
0.

00
74

.6
9

4.
70

0.
00

31
.8

9
23

6.
33

11
5.

91
92

.0
0

11
4.

60
0.

00
0.

00
0.

00
*

So
ut

h
E

as
t

0.
00

0.
00

0.
00

49
.6

0
0.

00
0.

00
0.

00
40

.0
0

45
.9

0
0.

00
44

.0
0

66
.4

7
0.

00



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 176 Communities and Local Government Committee: Evidence

Table 6
LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS

2004–05 FOR LA HOUSING

Housing Supported Capital
Region/Local Authority Expenditure (R)

England
England Total 741,004

North East 46,450
Yorkshire & the Humber 75,986
East Midlands 46,631
East of England 41,422
London 207,927
South East 67,134
South West 37,633
West Midlands 87,321
North West 130,501

North East
North East Total 46,450

Alnwick 232
Berwick-upon-Tweed 251
Blyth Valley 767
Castle Morpeth 227
Chester-le-Street 290
Darlington 1,182
Derwentside 1,032
Durham 831
Easington 2,217
Gateshead 2,776
Hartlepool 1,940
Middlesbrough 2,690
Newcastle-upon-Tyne 5,182
North Tyneside 2,055
Redcar and Cleveland 1,630
Sedgefield 655
South Tyneside 2,326
Stockton-on-Tees* 7,061
Sunderland* 9,576
Teesdale 213
Tynedale 340
Wansbeck 723
Wear Valley* 2,254
Unallocated 0
* The total allocation shown is not for the sole use of this local

authority.

Yorkshire & The Humber
Y & H Total 75,986

Barnsley 3,981
Bradford 8,284
Calderdale 3,301
Craven 448
Doncaster 5,550
East Riding 2,172
Hambleton 468
Harrogate 1,229
Kingston-upon-Hull 7,341
Kirklees 6,062
Leeds 11,063
North East Lincolnshire 2,188
North Lincolnshire 996
Richmondshire 452
Rotherham 3,383
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Ryedale 411
Scarborough 1,094
Selby 435
SheYeld 10,572
Wakefield 4,803
York 1,753
North Yorkshire 0
RSL 0
Unallocated 0

East Midlands
East Midlands Total 46,631

Amber Valley 871
Ashfield 1,533
Bassetlaw 1,171
Blaby 388
Bolsover 1,548
Boston 346
Broxtowe 723
Charnwood 879
Chesterfield 1,001
Corby 280
Daventry 380
Derby 3,705
Derbyshire Dales 582
East Lindsey 1,552
East Northamptonshire 398
Erewash 613
Gedling 703
Harborough 495
High Peak 858
Hinkley and Bosworth 543
Kettering 628
Leicester 7,920
Lincoln 1,011
Mansfield 2,088
Melton 292
Newark and Sherwood 758
North East Derbyshire 629
North Kesteven 460
North West Leicestershire 574
Northampton 1,609
Nottingham 7,548
Oadby and Wigston 241
RushcliVe 641
Rutland 225
South Derbyshire 599
South Holland 506
South Kesteven 758
South Northamptonshire 422
Wellingborough 466
West Lindsey 686
Unallocated

East of England
East of England Total 41,422

Babergh 550
Basildon 1,105
Bedford 973
Braintree 773
Breckland 596
Brentwood 415
Broadland 474
Broxbourne 597
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Cambridge 968
Castle Point 349
Chelmsford 670
Colchester 1,134
Dacorum 960
East Cambridgeshire 366
East Hertfordshire 648
Epping Forest 861
Fenland 805
Forest Heath 322
Great Yarmouth 2,140
Harlow 648
Hertsmere 487
Huntingdonshire 630
Ipswich 1,597
Kings Lynn and West Norfolk 1,071
Luton 1,967
Maldon 328
Mid Bedfordshire 488
Mid SuVolk 545
North Hertfordshire 742
North Norfolk 890
Norwich 2,551
Peterborough 1,518
Rochford 349
South Bedfordshire 758
South Cambridgeshire 685
South Norfolk 676
Southend-on-Sea 1,818
St Albans 884
St Edmundsbury 478
Stevenage 541
SuVolk Coastal 778
Tendring 1,417
Three Rivers 452
Thurrock 1,302
Uttlesford 457
Watford 999
Waveney 972
Welwyn Hatfield 688
Unallocated

London
London Total 207,927

Barking and Dagenham 3,730
Barnet 4,314
Bexley 1,273
Brent* 8,411
Bromley 1,837
Camden 10,240
City of London 189
Croydon 4,530
Ealing* 6,003
Enfield 4,615
Greenwich 6,395
Hackney 17,091
Hammersmith and Fulham* 6,072
Haringey 12,253
Harrow 2,622
Havering 2,034
Hillingdon 3,188
Hounslow 2,984
Islington 10,888
Kensington and Chelsea* 5,835
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Kingston upon Thames 1,560
Lambeth* 8,515
Lewisham* 6,806
Merton 2,011
Newham 20,643
Redbridge 2,880
Richmond upon Thames 1,673
Southwark 12,052
Sutton 1,821
Tower Hamlets 15,150
Waltham Forest* 6,504
Wandsworth* 5,954
Westminster* 7,853
Unallocated
* Amount allocated from discretionary element to achieve cap to

30% max loss

South East
South East Total 67,134

Adur 685
Arun 1,459
Ashford 979
Aylesbury Vale 1,199
Basingstoke and Deane 898
Bracknell Forest 722
Brighton and Hove 6,403
Canterbury 1,710
Cherwell 0
Chichester 0
Chiltern 0
Crawley 1,017
Dartford 1,151
Dover 1,881
East Hampshire 0
Eastbourne 1,367
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 650
Gosport 791
Gravesham 1,194
Guildford 0
Hart 371
Hastings 2,370
Havant 0
Horsham 0
Isle of Wight 1,702
Lewes 837
Maidstone 1,600
Medway Council 2,795
Mid Sussex 0
Milton Keynes 1,941
Mole Valley 0
New Forest 1,435
Oxford 2,904
Portsmouth 3,854
Reading 2,212
Reigate and Banstead 0
Rother 961
Runnymede 0
Rushmoor 805
Sevenoaks 0
Shepway 1,939
Slough 1,849
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Housing Supported Capital
Region/Local Authority Expenditure (R)

South Bucks 364
South Oxfordshire 840
Southampton 4,169
Spelthorne 0
Surrey Heath 450
Swale 1,176
Tandridge 0
Test Valley 648
Thanet 2,661
Tonbridge and Malling 714
Tunbridge Wells 1,245
Vale of White Horse 750
Waverley 0
Wealden 1,184
West Berkshire 874
West Oxfordshire 0
Winchester 853
Windsor and Maidenhead 0
Woking 804
Wokingham 721
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 37,633

Bath and N E Somerset 945
Bournemouth 2,276
Bristol 3,801
Caradon 685
Carrick 870
Cheltenham 691
Christchurch 192
Cotswold 619
East Devon 829
East Dorset 330
Exeter 1,070
Forest of Dean 447
Gloucester 1,287
Isles of Scilly 22
Kennet 0
Kerrier 1,281
Mendip 737
Mid Devon 558
North Cornwall 895
North Devon 621
North Dorset 0
North Somerset 1,431
North Wiltshire 543
Penwith 162
Plymouth 3,080
Poole 1,150
Purbeck 307
Restormel 855
Salisbury 805
Sedgemoor 784
South Gloucestershire 1,282
South Hams 643
South Somerset 854
Stroud 615
Swindon 1,410
Taunton Deane 851
Teignbridge 1,072
Tewkesbury 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Torbay 918
Torridge 431
West Devon 335
West Dorset 633
West Somerset 389
West Wiltshire 517
Weymouth and Portland 411
Unallocated

West Midlands
West Midlands Total 87,321

Birmingham 33,788
Bridgnorth 480
Bromsgrove 614
Cannock Chase 707
Coventry 5,023
Dudley 3,165
East StaVordshire 986
Herefordshire 2,072
Lichfield 544
Malvern Hills 749
Newcastle-under-Lyme 1,066
North Shropshire 645
North Warwickshire 531
Nuneaton and Bedworth 1,149
Oswestry 417
Redditch 586
Rugby 781
Sandwell 6,628
Shrewsbury and Atcham 849
Solihull 1,333
South Shropshire 535
South StaVordshire 538
StaVord 987
StaVordshire Moorlands 833
Stoke-on-Trent 5,150
Stratford-on-Avon 937
Tamworth 599
Telford & Wrekin 1,076
Walsall 3,714
Warwick 1,291
Wolverhampton 6,806
Worcester 1,073
Wychavon 876
Wyre Forest 794
Unallocated

North West
North West Total 130,501

Allerdale 1,265
Barrow-in-Furness 1,976
Blackburn with Darwen 3,907
Blackpool 4,949
Bolton 6,542
Burnley 2,726
Bury 1,484
Carlisle 1,222
Chester 823
Chorley 692
Congleton 434
Copeland 944
Crewe and Nantwich 917
Eden 412
Ellesmere Port and Neston 673
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Fylde 503
Halton 1,907
Hyndburn 2,629
Knowsley 3,663
Lancaster 2,717
Liverpool 18,226
Macclesfield 916
Manchester 21,801
Oldham 4,067
Pendle 3,049
Preston 2,172
Ribble Valley 393
Rochdale 3,139
Rossendale 796
Salford 5,481
Sefton 5,527
South Lakeland 967
South Ribble 467
St Helens 3,019
Stockport 2,180
Tameside 2,999
TraVord 1,421
Vale Royal 848
Warrington 1,277
West Lancashire 910
Wigan 4,079
Wirral 5,590
Wyre 793
Unallocated

Table 7

LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2005–06 FOR LA HOUSING

Housing Supported Capital
Region/Local Authority Expenditure (R)

England
England Total 821,716.993

North East 47,924.000
Yorkshire & the Humber 76,835.072
East Midlands 47,509.689
East of England 42,984.999
London 273,537.646
South East 74,233.000
South West 38,086.516
West Midlands 85,926.501
North West 134,679.570

North East
North East Total 47,924.000

Alnwick 238.000
Berwick-upon-Tweed 257.000
Blyth Valley 886.000
Castle Morpeth 233.000
Chester-le-Street 298.000
Darlington 1,213.000
Derwentside 1,058.000
Durham 737.000
Easington 2,273.000
Gateshead 2,849.000
Hartlepool 2,219.000
Middlesbrough 2,757.000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Newcastle-upon-Tyne 5,317.000
North Tyneside 2,108.000
Redcar and Cleveland 1,672.000
Sedgefield 671.000
South Tyneside 2,387.000
Stockton-on-Tees 6,416.000
Sunderland 8,980.000
Teesdale 219.000
Tynedale 349.000
Wansbeck 742.000
Wear Valley 4,045.000
Unallocated

Yorkshire & The Humber
Y & H Total 76,835.072

Barnsley 3,722.000
Bradford 7,051.072
Calderdale 4,716.000
Craven 339.000
Doncaster 5,758.000
East Riding 3,204.000
Hambleton 354.000
Harrogate 930.000
Kingston-upon-Hull 5,995.000
Kirklees 4,895.000
Leeds 11,616.000
North East Lincolnshire 1,656.000
North Lincolnshire 1,999.000
Richmondshire 342.000
Rotherham 2,693.000
Ryedale 311.000
Scarborough 828.000
Selby 329.000
SheYeld 10,425.000
Wakefield 7,346.000
York 1,326.000
North Yorkshire 1,000.000
RSL 0.000
Unallocated

East Midlands
East Midlands Total 47,509.689

Amber Valley 895.000
Ashfield 1,567.187
Bassetlaw 1,199.000
Blaby 399.000
Bolsover 1,567.000
Boston 355.000
Broxtowe 743.000
Charnwood 903.000
Chesterfield 1,029.000
Corby 288.000
Daventry 391.000
Derby 3,951.502
Derbyshire Dales 598.000
East Lindsey 1,594.000
East Northamptonshire 0.000
Erewash 630.000
Gedling 722.000
Harborough 506.000
High Peak 881.000
Hinkley and Bosworth 558.000
Kettering 645.000
Leicester 8,173.000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Lincoln 1,038.000
Mansfield 2,133.000
Melton 300.000
Newark and Sherwood 778.000
North East Derbyshire 647.000
North Kesteven 473.000
North West Leicestershire 617.000
Northampton 1,653.000
Nottingham 7,752.000
Oadby and Wigston 247.000
RushcliVe 659.000
Rutland 231.000
South Derbyshire 615.000
South Holland 520.000
South Kesteven 779.000
South Northamptonshire 434.000
Wellingborough 479.000
West Lindsey 560.000
Unallocated

East of England
East of England Total 42,984.999

Babergh 571.000
Basildon 1,149.000
Bedford 1,011.000
Braintree 803.000
Breckland 620.000
Brentwood 431.000
Broadland 493.000
Broxbourne 620.000
Cambridge 1,006.000
Castle Point 362.000
Chelmsford 697.000
Colchester 1,178.000
Dacorum 998.000
East Cambridgeshire 380.000
East Hertfordshire 673.000
Epping Forest 894.000
Fenland 1,149.706
Forest Heath 334.000
Great Yarmouth 1,791.000
Harlow 675.000
Hertsmere 506.000
Huntingdonshire 655.000
Ipswich 1,461.059
Kings Lynn and West Norfolk 1,261.059
Luton 2,197.176
Maldon 341.000
Mid Bedfordshire 507.000
Mid SuVolk 567.000
North Hertfordshire 771.000
North Norfolk 926.000
Norwich 2,306.000
Peterborough 1,289.000
Rochford 363.000
South Bedfordshire 788.000
South Cambridgeshire 712.000
South Norfolk 922.588
Southend-on-Sea 2,013.176
St Albans 918.000
St Edmundsbury 497.000
Stevenage 1,004.176
SuVolk Coastal 808.000
Tendring 1,274.059
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Three Rivers 470.000
Thurrock 1,354.000
Uttlesford 475.000
Watford 1,038.000
Waveney 1,010.000
Welwyn Hatfield 715.000
Unallocated

London
London Total 273,537.646

Barking and Dagenham 3,876.000
Barnet 7,504.000
Bexley 1,323.000
Brent 8,411.000
Bromley 3,269.000
Camden 16,320.000
City of London 196.000
Croydon 4,708.000
Ealing 8,062.000
Enfield 4,797.000
Greenwich 8,248.000
Hackney 17,764.000
Hammersmith and Fulham 6,072.000
Haringey 12,753.000
Harrow 2,725.000
Havering 2,114.000
Hillingdon 3,485.537
Hounslow 5,624.000
Islington 16,337.000
Kensington and Chelsea 5,835.000
Kingston upon Thames 1,623.667
Lambeth 12,936.742
Lewisham 10,041.700
Merton 2,198.000
Newham 22,787.000
Redbridge 2,994.000
Richmond upon Thames 1,738.000
Southwark 26,156.000
Sutton 3,649.000
Tower Hamlets 19,378.000
Waltham Forest 7,930.000
Wandsworth 5,954.000
Westminster 16,728.000
Unallocated

South East
South East Total 74,233.000

Adur 712.000
Arun 1,516.000
Ashford 1,017.000
Aylesbury Vale 1,246.000
Basingstoke and Deane 934.000
Bracknell Forest 751.000
Brighton and Hove 6,622.000
Canterbury 1,777.000
Cherwell 0.000
Chichester 0.000
Chiltern 0.000
Crawley 1,057.000
Dartford 1,196.000
Dover 1,938.000
East Hampshire 0.000
Eastbourne 1,421.000
Eastleigh 609.000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Elmbridge 946.000
Epsom and Ewell 0.000
Fareham 675.000
Gosport 822.000
Gravesham 1,241.000
Guildford 0.000
Hart 386.000
Hastings 2,463.000
Havant 959.000
Horsham 0.000
Isle of Wight 1,769.000
Lewes 870.000
Maidstone 1,662.000
Medway Council 2,904.000
Mid Sussex 0.000
Milton Keynes 2,017.000
Mole Valley 0.000
New Forest 1,491.000
Oxford 3,017.000
Portsmouth 4,032.000
Reading 2,299.000
Reigate and Banstead 0.000
Rother 999.000
Runnymede 0.000
Rushmoor 836.000
Sevenoaks 0.000
Shepway 1,631.000
Slough 1,921.000
South Bucks 378.000
South Oxfordshire 873.000
Southampton 4,455.000
Spelthorne 745.000
Surrey Heath 468.000
Swale 1,222.000
Tandridge 0.000
Test Valley 0.000
Thanet 3,156.000
Tonbridge and Malling 0.000
Tunbridge Wells 1,294.000
Vale of White Horse 780.000
Waverley 0.000
Wealden 1,230.000
West Berkshire 909.000
West Oxfordshire 0.000
Winchester 886.000
Windsor and Maidenhead 1,048.000
Woking 836.000
Wokingham 749.000
Worthing 0.000
Wycombe 1,468.000
Unallocated

South West
South West Total 38,086.516

Bath and N E Somerset 971.945
Bournemouth 2,323.222
Bristol 4,593.833
Caradon 698.150
Carrick 887.754
Cheltenham 711.252
Christchurch 197.440
Cotswold 629.782
East Devon 849.364
East Dorset 338.395
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Exeter 1,095.943
Forest of Dean 458.261
Gloucester 1,310.845
Isles of Scilly 22.113
Kennet 0.000
Kerrier 1,308.291
Mendip 190.000
Mid Devon 571.561
North Cornwall 910.737
North Devon 0.000
North Dorset 0.000
North Somerset 1,464.896
North Wiltshire 557.021
Penwith 0.000
Plymouth 3,158.895
Poole 1,169.027
Purbeck 315.273
Restormel 872.328
Salisbury 825.639
Sedgemoor 799.814
South Gloucestershire 1,309.072
South Hams 655.296
South Somerset 873.797
Stroud 630.527
Swindon 1,442.991
Taunton Deane 869.799
Teignbridge 1,052.746
Tewkesbury 300.832
Torbay 942.120
Torridge 442.204
West Devon 343.268
West Dorset 647.201
West Somerset 396.740
West Wiltshire 529.881
Weymouth and Portland 418.261
Unallocated

West Midlands
West Midlands Total 85,926.501

Birmingham 31,328.921
Bridgnorth 481.000
Bromsgrove 542.000
Cannock Chase 818.000
Coventry 5,131.000
Dudley 3,212.000
East StaVordshire 984.000
Herefordshire 2,063.000
Lichfield 544.000
Malvern Hills 748.000
Newcastle-under-Lyme 1,067.000
North Shropshire 647.000
North Warwickshire 545.000
Nuneaton and Bedworth 1,180.000
Oswestry 418.000
Redditch 603.000
Rugby 725.080
Sandwell 6,866.000
Shrewsbury and Atcham 850.000
Solihull 1,343.000
South Shropshire 534.000
South StaVordshire 538.000
StaVord 992.000
StaVordshire Moorlands 832.000
Stoke-on-Trent 5,244.000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Stratford-on-Avon 935.000
Tamworth 614.000
Telford & Wrekin 1,067.000
Walsall 3,671.000
Warwick 1,296.000
Wolverhampton 7,472.500
Worcester 962.000
Wychavon 876.000
Wyre Forest 797.000
Unallocated

North West
North West Total 134,679.570

Allerdale 5,343.700
Barrow-in-Furness 1,975.800
Blackburn with Darwen 3,906.700
Blackpool 5,229.800
Bolton 6,184.000
Burnley 2,726.400
Bury 1,383.700
Carlisle 1,109.700
Chester 768.000
Chorley 645.700
Congleton 405.000
Copeland 944.000
Crewe and Nantwich 856.000
Eden 384.000
Ellesmere Port and Neston 653.000
Fylde 470.000
Halton 2,820.400
Hyndburn 2,629.400
Knowsley 3,412.800
Lancaster 2,717.000
Liverpool 18,300.000
Macclesfield 854.000
Manchester 22,026.700
Oldham 4,067.000
Pendle 3,049.000
Preston 2,534.400
Ribble Valley 567.000
Rochdale 3,093.600
Rossendale 795.800
Salford 5,481.000
Sefton 5,527.570
South Lakeland 902.000
South Ribble 436.000
St Helens 2,835.000
Stockport 2,034.000
Tameside 2,250.000
TraVord 2,353.400
Vale Royal 791.000
Warrington 1,195.000
West Lancashire 883.000
Wigan 3,756.000
Wirral 5,590.000
Wyre 793.000
Unallocated
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Table 8

LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2006–07 FOR LA HOUSING

Housing Supported Capital
Region/Local Authority Expenditure (R)

England
England Total 341,070

North East 18,315
Yorkshire & the Humber 27,337
East Midlands 22,192
East of England 15,005
London 195,543
South East 10,998
South West 8,842
West Midlands 31,655
North West 11,183

North East
North East Total 18,315

Alnwick 200
Berwick-upon-Tweed 100
Blyth Valley 200
Castle Morpeth 200
Chester-le-Street 190
Darlington 0
Derwentside 84
Durham 248
Easington 1,000
Gateshead 2,422
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 6,304
North Tyneside 2,055
Redcar and Cleveland 0
Sedgefield 213
South Tyneside 2,326
Stockton-on-Tees 1,210
Sunderland 0
Teesdale 21
Tynedale 0
Wansbeck 742
Wear Valley 800
Unallocated

Yorkshire & The Humber
Y & H Total 27,337

Barnsley 473
Bradford 0
Calderdale 0
Craven 0
Doncaster 3,500
East Riding 668
Hambleton 0
Harrogate 930
Kingston-upon-Hull 5,505
Kirklees 0
Leeds 7,616
North East Lincolnshire 0
North Lincolnshire 270
Richmondshire 80
Rotherham 1,000
Ryedale 0
Scarborough 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Selby 220
SheYeld 6,075
Wakefield 0
York 1,000
North Yorkshire 0
RSL 0
Unallocated

East Midlands
East Midlands Total 22,192

Amber Valley 0
Ashfield 1,200
Bassetlaw 440
Blaby 0
Bolsover 239
Boston 0
Broxtowe 743
Charnwood 0
Chesterfield 900
Corby 0
Daventry 0
Derby 1,000
Derbyshire Dales 0
East Lindsey 0
East Northamptonshire 0
Erewash 0
Gedling 606
Harborough 373
High Peak 800
Hinkley and Bosworth 558
Kettering 0
Leicester 5,500
Lincoln 1,020
Mansfield 0
Melton 300
Newark and Sherwood 374
North East Derbyshire 647
North Kesteven 0
North West Leicestershire 0
Northampton 500
Nottingham 5,600
Oadby and Wigston 110
RushcliVe 0
Rutland 231
South Derbyshire 0
South Holland 506
South Kesteven 545
South Northamptonshire 0
Wellingborough 0
West Lindsey 0
Unallocated

East of England
East of England Total 15,005

Babergh 550
Basildon 1,149
Bedford 0
Braintree 300
Breckland 0
Brentwood 345
Broadland 0
Broxbourne 0
Cambridge 0
Castle Point 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Chelmsford 0
Colchester 0
Dacorum 0
East Cambridgeshire 0
East Hertfordshire 0
Epping Forest 0
Fenland 313
Forest Heath 0
Great Yarmouth 300
Harlow 0
Hertsmere 0
Huntingdonshire 0
Ipswich 1,314
Kings Lynn and West Norfolk 0
Luton 1,756
Maldon 0
Mid Bedfordshire 0
Mid SuVolk 500
North Hertfordshire 0
North Norfolk 0
Norwich 2,300
Peterborough 0
Rochford 311
South Bedfordshire 646
South Cambridgeshire 0
South Norfolk 0
Southend-on-Sea 1,000
St Albans 918
St Edmundsbury 0
Stevenage 563
SuVolk Coastal 0
Tendring 639
Three Rivers 0
Thurrock 1,354
Uttlesford 0
Watford 747
Waveney 0
Welwyn Hatfield 0
Norfolk County Council 0
Unallocated

London
London Total 195,543

Barking and Dagenham 0
Barnet 2,128
Bexley 0
Brent 8,650
Bromley 0
Camden 10,643
City of London 37
Croydon 6,749
Ealing 5,900
Enfield 4,797
Greenwich 9,199
Hackney 18,560
Hammersmith and Fulham 6,707
Haringey 6,353
Harrow 2,725
Havering 2,429
Hillingdon 825
Hounslow 2,744
Islington 10,078
Kensington and Chelsea 5,100
Kingston upon Thames 1,439
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Lambeth 12,970
Lewisham 5,500
Merton 2,090
Newham 19,769
Redbridge 3,150
Richmond upon Thames 0
Southwark 15,299
Sutton 1,364
Tower Hamlets 15,795
Waltham Forest 6,680
Wandsworth 0
Westminster 7,863
Unallocated

South East
South East Total 10,998

Adur 236
Arun 29
Ashford 289
Aylesbury Vale 73
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 1,230
Canterbury 324
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 187
East Hampshire 0
Eastbourne 0
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 123
Gosport 0
Gravesham 403
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 259
Maidstone 0
Medway Council 735
Mid Sussex 0
Milton Keynes 832
Mole Valley 0
New Forest 0
Oxford 546
Portsmouth 1,913
Reading 26
Reigate and Banstead 0
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 260
Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 1,496
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 1,703
Tonbridge and Malling 0
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 334
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 8,842

Bath and N E Somerset 0
Bournemouth 0
Bristol 4,000
Caradon 0
Carrick 251
Cheltenham 0
Christchurch 0
Cotswold 0
East Devon 0
East Dorset 0
Exeter 0
Forest of Dean 0
Gloucester 0
Isles of Scilly 22
Kennet 0
Kerrier 0
Mendip 0
Mid Devon 0
North Cornwall 463
North Devon 0
North Dorset 0
North Somerset 0
North Wiltshire 0
Penwith 0
Plymouth 1,370
Poole 739
Purbeck 0
Restormel 0
Salisbury 0
Sedgemoor 661
South Gloucestershire 216
South Hams 0
South Somerset 0
Stroud 0
Swindon 500
Taunton Deane 620
Teignbridge 0
Tewkesbury 0
Torbay 0
Torridge 0
West Devon 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

West Dorset 0
West Somerset 0
West Wiltshire 0
Weymouth and Portland 0
Unallocated

West Midlands
West Midlands Total 31,655

Birmingham 10,703
Bridgnorth 82
Bromsgrove 0
Cannock Chase 420
Coventry 0
Dudley 3,212
East StaVordshire 0
Herefordshire 0
Lichfield 0
Malvern Hills 0
Newcastle-under-Lyme 0
North Shropshire 510
North Warwickshire 400
Nuneaton and Bedworth 617
Oswestry 32
Redditch 0
Rugby 92
Sandwell 1,800
Shrewsbury and Atcham 0
Solihull 1,343
South Shropshire 0
South StaVordshire 0
StaVord 0
StaVordshire Moorlands 0
Stoke-on-Trent 8,151
Stratford-on-Avon 0
Tamworth 480
Telford & Wrekin 0
Walsall 0
Warwick 303
Wolverhampton 3,510
Worcester 0
Wychavon 0
Wyre Forest 0
Unallocated

North West
North West Total 11,183

Allerdale 0
Barrow-in-Furness 154
Blackburn with Darwen 0
Blackpool 306
Bolton 84
Burnley 0
Bury 0
Carlisle 0
Chester 0
Chorley 95
Congleton 0
Copeland 0
Crewe and Nantwich 0
Eden 0
Ellesmere Port and Neston 275
Fylde 0
Halton 321
Hyndburn 156
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Knowsley 0
Lancaster 217
fylde 2,628
Macclesfield 95
Manchester 4,646
Oldham 0
Pendle 38
Preston 468
Ribble Valley 33
Rochdale 0
Rossendale 261
Salford 329
Sefton 40
South Lakeland 0
South Ribble 0
St Helens 0
Stockport 754
Tameside 0
TraVord 0
Vale Royal 0
Warrington 283
West Lancashire 0
Wigan 0
Wirral 0
Wyre 0
Unallocated

Table 9

LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2007–08 FOR LA HOUSING

LA DECENT HOMES

Housing Supported Capital
Region/Local Authority Expenditure (R)

England
England Total 311,680

North East 18,210
Yorkshire & the Humber 27,447
East Midlands 22,192
East of England 14,949
London 173,799
South East 10,925
South West 9,326
West Midlands 25,844
North West 8,988

North East
North East Total 18,210,000

Alnwick 200,000
Berwick-upon-Tweed 100,000
Blyth Valley 200,000
Castle Morpeth 200,000
Chester-le-Street 190,000
Darlington 0
Derwentside 0
Durham 248,000
Easington 1,000,000
Gateshead 2,422,000
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 6,304,000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

North Tyneside 2,055,000
Redcar and Cleveland 0
Sedgefield 213,000
South Tyneside 2,326,000
Stockton-on-Tees 1,210,000
Sunderland 0
Teesdale 0
Tynedale 0
Wansbeck 742,000
Wear Valley 800,000
Unallocated

Yorkshire & The Humber
Y & H Total 27,447,000

Barnsley 473,000
Bradford 0
Calderdale 0
Craven 0
Doncaster 3,500,000
East Riding 668,000
Hambleton 0
Harrogate 930,000
Kingston-upon-Hull 5,505,000
Kirklees 0
Leeds 7,616,000
North East Lincolnshire 0
North Lincolnshire 0
Richmondshire 80,000
Rotherham 1,380,000
Ryedale 0
Scarborough 0
Selby 220,000
SheYeld 6,075,000
Wakefield 0
York 1,000,000
North Yorkshire 0
RSL 0
Unallocated 0

East Midlands
East Midlands Total 22,192,000

Amber Valley 0
Ashfield 1,200,000
Bassetlaw 440,000
Blaby 0
Bolsover 239,000
Boston 0
Broxtowe 743,000
Charnwood 0
Chesterfield 900,000
Corby 0
Daventry 0
Derby 1,000,000
Derbyshire Dales 0
East Lindsey 0
East Northamptonshire 0
Erewash 0
Gedling 606,000
Harborough 373,000
High Peak 800,000
Hinkley and Bosworth 558,000
Kettering 0
Leicester 5,500,000
Lincoln 1,020,000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Mansfield 0
Melton 300,000
Newark and Sherwood 374,000
North East Derbyshire 647,000
North Kesteven 0
North West Leicestershire 0
Northampton 500,000
Nottingham 5,600,000
Oadby and Wigston 110,000
RushcliVe 0
Rutland 231,000
South Derbyshire 0
South Holland 506,000
South Kesteven 545,000
South Northamptonshire 0
Wellingborough 0
West Lindsey 0
Unallocated 0

East of England
East of England Total 14,949,000

Babergh 550,000
Basildon 1,149,000
Bedford 0
Braintree 300,000
Breckland 0
Brentwood 345,000
Broadland 0
Broxbourne 0
Cambridge 0
Castle Point 0
Chelmsford 0
Colchester 0
Dacorum 0
East Cambridgeshire 0
East Hertfordshire 0
Epping Forest 0
Fenland 316,000
Forest Heath 0
Great Yarmouth 300,000
Harlow 0
Hertsmere 0
Huntingdonshire 0
Ipswich 1,314,000
Kings Lynn and West Norfolk 0
Luton 1,756,000
Maldon 0
Mid Bedfordshire 0
Mid SuVolk 500,000
North Hertfordshire 0
North Norfolk 0
Norwich 2,300,000
Peterborough 0
Rochford 311,000
South Bedfordshire 646,000
South Cambridgeshire 0
South Norfolk 0
Southend-on-Sea 1,000,000
St Albans 918,000
St Edmundsbury 0
Stevenage 563,000
SuVolk Coastal 0
Tendring 655,000
Three Rivers 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Thurrock 1,354,000
Uttlesford 0
Watford 672,000
Waveney 0
Welwyn Hatfield 0
Norfolk County Council 0
Unallocated 0

London
London Total 173,799,000

Barking and Dagenham 0
Barnet 2,128,000
Bexley 0
Brent 6,500,000
Bromley 0
Camden 10,643,000
City of London 37,000
Croydon 3,256,000
Ealing 5,900,000
Enfield 4,797,000
Greenwich 4,891,000
Hackney 17,700,000
Hammersmith and Fulham 5,877,000
Haringey 6,233,000
Harrow 2,725,000
Havering 2,114,000
Hillingdon 0
Hounslow 2,744,000
Islington 9,228,000
Kensington and Chelsea 5,100,000
Kingston upon Hull 0
Kingston upon Thames 1,439,000
Lambeth 8,689,000
Lewisham 5,500,000
Merton 2,090,000
Newham 20,797,000
Redbridge 2,900,000
Richmond upon Thames 0
Southwark 12,526,000
Sutton 1,244,000
Tower Hamlets 15,593,000
Waltham Forest 6,680,000
Wandsworth 0
Westminster 6,468,000
Unallocated

South East
South East Total 10,925,000

Adur 236,000
Arun 29,000
Ashford 289,000
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 1,230,000
Canterbury 324,000
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 187,000
East Hampshire 0
Eastbourne 0



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 199

Housing Supported Capital
Region/Local Authority Expenditure (R)

Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 123,000
Gosport 0
Gravesham 403,000
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 259,000
Maidstone 0
Medway Council 735,000
Mid Sussex 0
Milton Keynes 832,000
Mole Valley 0
New Forest 0
Oxford 546,000
Portsmouth 1,913,000
Reading 26,000
Reigate and Banstead 0
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 260,000
Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 1,496,000
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 1,703,000
Tonbridge and Malling 0
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 334,000
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 9,326,000

Bath and N E Somerset 0
Bournemouth 0
Bristol 4,000,000
Caradon 0
Carrick 257,000
Cheltenham 0
Christchurch 0
Cotswold 0
East Devon 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

East Dorset 0
Exeter 0
Forest of Dean 0
Gloucester 0
Isles of Scilly 22,000
Kennet 0
Kerrier 0
Mendip 0
Mid Devon 0
North Cornwall 463,000
North Devon 0
North Dorset 0
North Somerset 0
North Wiltshire 0
Penwith 0
Plymouth 2,076,000
Poole 727,000
Purbeck 0
Restormel 0
Salisbury 0
Sedgemoor 661,000
South Gloucestershire 0
South Hams 0
South Somerset 0
Stroud 0
Swindon 500,000
Taunton Deane 620,000
Teignbridge 0
Tewkesbury 0
Torbay 0
Torridge 0
West Devon 0
West Dorset 0
West Somerset 0
West Wiltshire 0
Weymouth and Portland 0
Unallocated

West Midlands
West Midlands Total 25,844,000

Birmingham 10,703,000
Bridgnorth 82,000
Bromsgrove 0
Cannock Chase 420,000
Coventry 0
Dudley 3,212,000
East StaVordshire 0
Herefordshire 0
Lichfield 0
Malvern Hills 0
Newcastle-under-Lyme 0
North Shropshire 401,000
North Warwickshire 400,000
Nuneaton and Bedworth 617,000
Oswestry 32,000
Redditch 0
Rugby 92,000
Sandwell 1,800,000
Shrewsbury and Atcham 0
Solihull 1,343,000
South Shropshire 0
South StaVordshire 0
StaVord 0
StaVordshire Moorlands 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Stoke-on-Trent 3,199,000
Stratford-on-Avon 0
Tamworth 480,000
Telford & Wrekin 0
Walsall 0
Warwick 303,000
Wolverhampton 2,760,000
Worcester 0
Wychavon 0
Wyre Forest 0
Unallocated

North West
North West Total 8,988,000

Allerdale 0
Barrow-in-Furness 154,000
Blackburn with Darwen 0
Blackpool 306,000
Bolton 60,000
Burnley 0
Bury 0
Carlisle 0
Chester 0
Chorley 0
Congleton 0
Copeland 0
Crewe and Nantwich 0
Eden 0
Ellesmere Port and Neston 275,000
Fylde 0
Halton 0
Hyndburn 0
Knowsley 0
Lancaster 217,000
Liverpool 2,628,000
Macclesfield 0
Manchester 3,949,000
Oldham 0
Pendle 0
Preston 0
Ribble Valley 33,000
Rochdale 0
Rossendale 0
Salford 329,000
Sefton 0
South Lakeland 0
South Ribble 0
St Helens 0
Stockport 754,000
Tameside 0
TraVord 0
Vale Royal 0
Warrington 283,000
West Lancashire 0
Wigan 0
Wirral 0
Wyre 0
Unallocated
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Table 10

LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2008–09 FOR LA HOUSING

LOCAL AUTHORITY DECENT HOMES (LASCE)

Housing Supported Capital
Region/Local Authority Expenditure (R)

England
England Total 272,418

North East 16,978
Yorkshire & the Humber 27,240
East Midlands 17,518
East of England 12,720
London 149,985
South East 10,925
South West 9,326
West Midlands 23,056
North West 4,670

272,418

North East
North East Total 16,978,000

Alnwick 200,000
Berwick-upon-Tweed 0
Blyth Valley 200,000
Castle Morpeth 0
Chester-le-Street 0
Darlington 0
Derwentside 0
Durham 248,000
Easington 1,000,000
Gateshead 2,422,000
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 6,304,000
North Tyneside 2,055,000
Redcar and Cleveland 0
Sedgefield 213,000
South Tyneside 2,326,000
Stockton-on-Tees 1,210,000
Sunderland 0
Teesdale 0
Tynedale 0
Wansbeck 0
Wear Valley 800,000

16,978,000

Yorkshire & The Humber
Y & H Total 27,240,000

Barnsley 473,000
Bradford 0
Calderdale 0
Craven 0
Doncaster 3,200,000
East Riding 668,000
Hambleton 0
Harrogate 930,000
Kingston-upon-Hull 5,505,000
Kirklees 0
Leeds 7,600,000
North East Lincolnshire 0
North Lincolnshire 0
Richmondshire 80,000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Rotherham 1,264,000
Ryedale 0
Scarborough 0
Selby 220,000
SheYeld 6,300,000
Wakefield 0
York 1,000,000
North Yorkshire 0

27,240,000

East Midlands
East Midlands Total 17,518,000

Amber Valley 0
Ashfield 0
Bassetlaw 440,000
Blaby 0
Bolsover 239,000
Boston 0
Broxtowe 0
Charnwood 0
Chesterfield 900,000
Corby 0
Daventry 0
Derby 0
Derbyshire Dales 0
East Lindsey 0
East Northamptonshire 0
Erewash 0
Gedling 606,000
Harborough 0
High Peak 0
Hinkley and Bosworth 0
Kettering 0
Leicester 5,500,000
Lincoln 1,020,000
Mansfield 0
Melton 300,000
Newark and Sherwood 374,000
North East Derbyshire 647,000
North Kesteven 0
North West Leicestershire 0
Northampton 500,000
Nottingham 5,600,000
Oadby and Wigston 110,000
RushcliVe 0
Rutland 231,000
South Derbyshire 0
South Holland 506,000
South Kesteven 545,000
South Northamptonshire 0
Wellingborough 0
West Lindsey 0

17,518,000

East of England
East of England Total 12,720,000

Babergh 550,000
Basildon 1,149,000
Bedford 0
Braintree 0
Breckland 0
Brentwood 345,000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Broadland 0
Broxbourne 0
Cambridge 0
Castle Point 0
Chelmsford 0
Colchester 0
Dacorum 0
East Cambridgeshire 0
East Hertfordshire 0
Epping Forest 0
Fenland 0
Forest Heath 0
Great Yarmouth 300,000
Harlow 0
Hertsmere 0
Huntingdonshire 0
Ipswich 1,314,000
Kings Lynn and West Norfolk 0
Luton 1,756,000
Maldon 0
Mid Bedfordshire 0
Mid SuVolk 500,000
North Hertfordshire 0
North Norfolk 0
Norwich 2,300,000
Peterborough 0
Rochford 0
South Bedfordshire 0
South Cambridgeshire 0
South Norfolk 0
Southend-on-Sea 1,000,000
St Albans 918,000
St Edmundsbury 0
Stevenage 563,000
SuVolk Coastal 0
Tendring 671,000
Three Rivers 0
Thurrock 1,354,000
Uttlesford 0
Watford 0
Waveney 0
Welwyn Hatfield 0

12,720,000

London
London Total 149,985,000

Barking and Dagenham 0
Barnet 2,208,000
Bexley 0
Brent 0
Bromley 0
Camden 10,643,000
City of London 40,000
Croydon 3,256,000
Ealing 5,900,000
Enfield 4,797,000
Greenwich 6,742,000
Hackney 17,700,000
Hammersmith and Fulham 6,072,000
Haringey 6,233,000
Harrow 2,725,000
Havering 2,114,000
Hillingdon 0
Hounslow 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Islington 9,112,000
Kensington and Chelsea 5,100,000
Kingston upon Hull 0
Kingston upon Thames 1,439,000
Lambeth 8,757,000
Lewisham 2,697,000
Merton 2,090,000
Newham 16,410,000
Redbridge 0
Richmond upon Thames 0
Southwark 12,526,000
Sutton 1,244,000
Tower Hamlets 15,500,000
Waltham Forest 6,680,000
Wandsworth 0
Westminster 0

149,985,000

South East
South East Total 10,925,000

Adur 236,000
Arun 29,000
Ashford 289,000
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 1,230,000
Canterbury 324,000
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 187,000
East Hampshire 0
Eastbourne 0
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 123,000
Gosport 0
Gravesham 403,000
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 259,000
Maidstone 0
Medway Council 735,000
Mid Sussex 0
Milton Keynes 832,000
Mole Valley 0
New Forest 0
Oxford 546,000
Portsmouth 1,913,000
Reading 26,000
Reigate and Banstead 0
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 260,000
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 1,496,000
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 1,703,000
Tonbridge and Malling 0
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 334,000
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0

10,925,000

South West
South West Total 9,326,000

Bath and N E Somerset 0
Bournemouth 0
Bristol 4,000,000
Caradon 0
Carrick 257,000
Cheltenham 0
Christchurch 0
Cotswold 0
East Devon 0
East Dorset 0
Exeter 0
Forest of Dean 0
Gloucester 0
Isles of Scilly 22,000
Kennet 0
Kerrier 0
Mendip 0
Mid Devon 0
North Cornwall 463,000
North Devon 0
North Dorset 0
North Somerset 0
North Wiltshire 0
Penwith 0
Plymouth 2,076,000
Poole 727,000
Purbeck 0
Restormel 0
Salisbury 0
Sedgemoor 661,000
South Gloucestershire 0
South Hams 0
South Somerset 0
Stroud 0
Swindon 500,000
Taunton Deane 620,000
Teignbridge 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Tewkesbury 0
Torbay 0
Torridge 0
West Devon 0
West Dorset 0
West Somerset 0
West Wiltshire 0
Weymouth and Portland 0

9,326,000

West Midlands
West Midlands Total 23,056,000

Birmingham 10,703,000
Bridgnorth 0
Bromsgrove 0
Cannock Chase 420,000
Coventry 0
Dudley 3,212,000
East StaVordshire 0
Herefordshire 0
Lichfield 0
Malvern Hills 0
Newcastle-under-Lyme 0
North Shropshire 0
North Warwickshire 400,000
Nuneaton and Bedworth 0
Oswestry 32,000
Redditch 0
Rugby 0
Sandwell 1,910,000
Shrewsbury and Atcham 0
Solihull 0
South Shropshire 0
South StaVordshire 0
StaVord 0
StaVordshire Moorlands 0
Stoke-on-Trent 3,199,000
Stratford-on-Avon 0
Tamworth 480,000
Telford & Wrekin 0
Walsall 0
Warwick 0
Wolverhampton 2,700,000
Worcester 0
Wychavon 0
Wyre Forest 0

23,056,000

North West
North West Total 4,670,000

Allerdale 0
Barrow-in-Furness 154,000
Blackburn with Darwen 0
Blackpool 306,000
Bolton 0
Burnley 0
Bury 0
Carlisle 0
Chester 0
Chorley 0
Congleton 0
Copeland 0
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Housing Supported Capital
Region/Local Authority Expenditure (R)

Crewe and Nantwich 0
Eden 0
Ellesmere Port and Neston 275,000
Fylde 0
Halton 0
Hyndburn 0
Knowsley 0
Lancaster 217,000
Liverpool 0
Macclesfield 0
Manchester 2,540,000
Oldham 0
Pendle 0
Preston 0
Ribble Valley 0
Rochdale 0
Rossendale 0
Salford 141,000
Sefton 0
South Lakeland 0
South Ribble 0
St Helens 0
Stockport 754,000
Tameside 0
TraVord 0
Vale Royal 0
Warrington 283,000
West Lancashire 0
Wigan 0
Wirral 0
Wyre 0

4,670,000

ANNEX

NORTH WEST REGIONAL ASSEMBLY

Remainder of NW PSR Allocation will now be paid in September 2008

Allocation (due to be paid Total
Local Authority Allocation (April 2008) in September 2008) Allocation

Blackburn with Darwen £3,135,000 £373,000 £3,508,000
Burnley £2,200,000 £262,000 £2,462,000
Hyndburn £2,004,000 £238,000 £2,242,000
Liverpool £12,550,000 £1,492,000 £14,042,000
Manchester £13,837,000 £1,644,000 £15,481,000
Oldham £3,242,000 £386,000 £3,628,000
Pendle £2,442,000 £290,000 £2,732,000
Rochdale £2,842,000 £338,000 £3,180,000
Rossendale £493,000 £59,000 £552,000
Salford £4,152,000 £494,000 £4,646,000
Sefton £4,455,000 £530,000 £4,985,000
Wirral £4,577,000 £544,000 £5,121,000
Allerdale £1,606,000 £191,000 £1,797,000
Barrow-in-Furness £2,297,000 £273,000 £2,570,000
Copeland £1,175,000 £140,000 £1,315,000
Blackpool £2,806,000 £334,000 £3,140,000
Lancaster £1,281,000 £152,000 £1,433,000
Wyre £670,000 £80,000 £750,000
Bolton £5,089,000 £605,000 £5,694,000
Carlisle £1,122,000 £133,000 £1,255,000
Knowsley £2,667,000 £317,000 £2,984,000
Preston £1,817,000 £216,000 £2,033,000
St Helens* £2,438,000 £290,000 £2,728,000
Tameside £1,583,000 £188,000 £1,771,000
Wigan £3,628,000 £431,000 £4,059,000
Bury £801,000 £0 £801,000
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Allocation (due to be paid Total
Local Authority Allocation (April 2008) in September 2008) Allocation

Chester £446,000 £0 £446,000
Chorley £312,000 £0 £312,000
Congleton £242,900 £0 £242,900
Crewe and Nantwich £495,600 £0 £495,600
Eden £238,700 £0 £238,700
Ellesmere P & Neston £186,000 £0 £186,000
Fylde £276,500 £0 £276,500
Halton £622,000 £0 £622,000
Macclesfield £435,400 £0 £435,400
Ribble Valley £200,000 £0 £200,000
South Lakeland £532,000 £0 £532,000
South Ribble £261,800 £0 £261,800
Stockport £649,600 £0 £649,600
TraVord £1,059,800 £0 £1,059,800
Vale Royal £457,000 £0 £457,000
Warrington £494,000 £0 £494,000
West Lancashire £511,700 £0 £511,700

TOTAL FOR 2008–09
(Private Sector Renewal) £92,330,000 £10,000,000 £102,330,000

Table 11

LA REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2009–10 FOR LA HOUSING

Local Authority Decent Homes
Region/Local Authority (LASCE)

England
England Total 266,027

North East 16,978
Yorkshire & the Humber 27,265
East Midlands 16,912
East of England 12,737
London 144,817
South East* 10,925
South West 9,326
West Midlands 23,210
North West 3,857

266,027

North East
North East Total 16,978

Alnwick 200
Berwick-upon-Tweed 0
Blyth Valley 200
Castle Morpeth 0
Chester-le-Street 0
Darlington 0
Derwentside 0
Durham UA 248
Easington 1,000
Gateshead 2,422
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 6,304
North Tyneside 2,055
Northumberland CC 0
Redcar and Cleveland 0
Sedgefield 213
South Tyneside 2,326
Stockton-on-Tees 1,210
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Local Authority Decent Homes
Region/Local Authority (LASCE)

Sunderland 0
Teesdale 0
Tynedale 0
Wansbeck 0
Wear Valley 800

16,978

Yorkshire & The Humber
Y & H Total 27,265

Barnsley 473
Bradford 0
Calderdale 0
Craven 0
Doncaster 3,200
East Riding 668
Hambleton 0
Harrogate 930
Kingston-upon-Hull 5,505
Kirklees 0
Leeds 7,600
North East Lincolnshire 0
North Lincolnshire 0
Richmondshire 80
Rotherham 1,289
Ryedale 0
Scarborough 0
Selby 220
SheYeld 6,300
Wakefield 0
York 1,000
North Yorkshire 0

27,265

East Midlands
East Midlands Total 16,912

Amber Valley 0
Ashfield 0
Bassetlaw 440
Blaby 0
Bolsover 239
Boston 0
Broxtowe 0
Charnwood 0
Chesterfield 900
Corby 0
Daventry 0
Derby 0
Derbyshire Dales 0
East Lindsey 0
East Northamptonshire 0
Erewash 0
Gedling 0
Harborough 0
High Peak 0
Hinkley and Bosworth 0
Kettering 0
Leicester 5,500
Lincoln 1,020
Mansfield 0
Melton 300
Newark and Sherwood 374
North East Derbyshire 647
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Local Authority Decent Homes
Region/Local Authority (LASCE)

North Kesteven 0
North West Leicestershire 0
Northampton 500
Nottingham 5,600
Oadby and Wigston 110
RushcliVe 0
Rutland 231
South Derbyshire 0
South Holland 506
South Kesteven 545
South Northamptonshire 0
Wellingborough 0
West Lindsey 0

16,912

East of England
East of England Total 12,737

Babergh 550
Basildon 1,149
Bedford 0
Braintree 0
Breckland 0
Brentwood 345
Broadland 0
Broxbourne 0
Cambridge 0
Castle Point 0
Central Bedfordshire 0
Chelmsford 0
Colchester 0
Dacorum 0
East Cambridgeshire 0
East Hertfordshire 0
Epping Forest 0
Fenland 0
Forest Heath 0
Great Yarmouth 300
Harlow 0
Hertsmere 0
Huntingdonshire 0
Ipswich 1,314
Kings Lynn and West Norfolk 0
Luton 1,756
Maldon 0
Mid SuVolk 500
North Hertfordshire 0
North Norfolk 0
Norwich 2,300
Peterborough 0
Rochford 0
South Bedfordshire 0
South Cambridgeshire 0
South Norfolk 0
Southend-on-Sea 1,000
St Albans 918
St Edmundsbury 0
Stevenage 563
SuVolk Coastal 0
Tendring 688
Three Rivers 0
Thurrock 1,354
Uttlesford 0
Watford 0
Waveney 0
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Local Authority Decent Homes
Region/Local Authority (LASCE)

Welwyn Hatfield 0

12,737

London
London Total 144,817

Barking and Dagenham 0
Barnet 2,263
Bexley 0
Brent 0
Bromley 0
Camden 10,643
City of London 41
Croydon 3,256
Ealing 5,900
Enfield 4,797
Greenwich 6,742
Hackney 17,700
Hammersmith and Fulham 6,072
Haringey 6,233
Harrow 2,725
Havering 2,114
Hillingdon 0
Hounslow 0
Islington 9,153
Kensington and Chelsea 0
Kingston upon Thames 1,439
Lambeth 8,689
Lewisham 2,600
Merton 2,090
Newham 16,410
Redbridge 0
Richmond upon Thames 0
Southwark 12,526
Sutton 1,244
Tower Hamlets 15,500
Waltham Forest 6,680
Wandsworth 0
Westminster 0

144,817

South East
South East Total 10,925

Adur 236
Arun 29
Ashford 289
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 1,230
Canterbury 324
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 187
East Hampshire 0
Eastbourne 0
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 123
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Local Authority Decent Homes
Region/Local Authority (LASCE)

Gosport 0
Gravesham 403
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 259
Maidstone 0
Medway Council 735
Mid Sussex 0
Milton Keynes 832
Mole Valley 0
New Forest 0
Oxford 546
Portsmouth 1,913
Reading 26
Reigate and Banstead 0
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 260
Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 1,496
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 1,703
Tonbridge and Malling 0
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 334
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0

10,925

South West
South West Total 9,326

Bath and N E Somerset 0
Bournemouth 0
Bristol 4000
Caradon 0
Carrick 257
Cheltenham 0
Christchurch 0
Cornwall 463
Cotswold 0
East Devon 0
East Dorset 0
Exeter 0
Forest of Dean 0
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Local Authority Decent Homes
Region/Local Authority (LASCE)

Gloucester 0
Isles of Scilly 22
Kennet 0
Kerrier 0
Mendip 0
Mid Devon 0
North Devon 0
North Dorset 0
North Somerset 0
North Wiltshire 0
Penwith 0
Plymouth 2076
Poole 727
Purbeck 0
Restormel 0
Salisbury 0
Sedgemoor 661
South Gloucestershire 0
South Hams 0
South Somerset 0
Stroud 0
Swindon 500
Taunton Deane 620
Teignbridge 0
Tewkesbury 0
Torbay 0
Torridge 0
West Devon 0
West Dorset 0
West Somerset 0
Weymouth and Portland 0
Wiltshire 0

9,326

West Midlands
West Midlands Total 23,210

Birmingham 10,700
Bridgnorth 0
Bromsgrove 0
Cannock Chase 420
Coventry 0
Dudley 3,212
East StaVordshire 0
Herefordshire 0
Lichfield 0
Malvern Hills 0
Newcastle-under-Lyme 0
North Shropshire 0
North Warwickshire 400
Nuneaton and Bedworth 0
Oswestry 0
Redditch 0
Rugby 0
Sandwell 1,967
Shrewsbury and Atcham 0
Shropshire UA 32
Solihull 0
South StaVordshire 0
StaVord 0
StaVordshire Moorlands 0
Stoke-on-Trent 3,199
Stratford-on-Avon 0
Tamworth 480
Telford & Wrekin 0
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Local Authority Decent Homes
Region/Local Authority (LASCE)

Walsall 0
Warwick 0
Wolverhampton 2,800
Worcester 0
Wychavon 0
Wyre Forest 0

23,210

North West
North West Total 3,857

Allerdale 0
Barrow-in-Furness 154
Blackburn with Darwen 0
Blackpool 306
Bolton 0
Burnley 0
Bury 0
Carlisle 0
Cheshire East 0
Cheshire West and Chester 0
Chorley 0
Congleton 0
Copeland 0
Crewe and Nantwich 0
Eden 0
Ellesmere Port and Neston 275
Fylde 0
Halton 0
Hyndburn 0
Knowsley 0
Lancaster 217
Liverpool 0
Macclesfield 0
Manchester 1,727
Oldham 0
Pendle 0
Preston 0
Ribble Valley 0
Rochdale 0
Rossendale 0
Salford 141
Sefton 0
South Lakeland 0
South Ribble 0
St Helens 0
Stockport 754
Tameside 0
TraVord 0
Vale Royal 0
Warrington 283
West Lancashire 0
Wigan 0
Wirral 0
Wyre 0

3,857
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Table 12

REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2004–05 FOR PRIVATE SECTOR

Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

England
England Total 54,491 5,477 59,968

North East 0 10 10
Yorkshire & the Humber 0 124 124
East Midlands 0 169 169
East of England 0 141 141
London 53,491 1,154 54,645
South East 0 198 198
South West 0 903 903
West Midlands 1,000 979 1,979
North West 0 1,799 1,799

North East
North East Total 0 10

Alnwick " "
Berwick-upon-Tweed " "
Blyth Valley " "
Castle Morpeth " "
Chester-le-Street " "
Darlington " "
Derwentside " "
Durham " "
Easington " "
Gateshead " "
Hartlepool " "
Middlesbrough " "
Newcastle-upon-Tyne " "
North Tyneside " "
Redcar and Cleveland " "
Sedgefield " "
South Tyneside " "
Stockton-on-Tees* " "
Sunderland* " "
Teesdale " "
Tynedale " "
Wansbeck " "
Wear Valley* " 10
Unallocated " "
* The Total allocation shown is not for the sole use of this local authority.

Yorkshire & The Humber
Y & H Total 0 124

Barnsley " "
Bradford " 111
Calderdale " "
Craven " "
Doncaster " "
East Riding " "
Hambleton " "
Harrogate " "
Kingston-upon-Hull " "
Kirklees " "
Leeds " "
North East Lincolnshire " "
North Lincolnshire " "
Richmondshire " "
Rotherham " "
Ryedale " "
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

Scarborough " "
Selby " "
SheYeld " 13
Wakefield " "
York " "
North Yorkshire
RSL
Unallocated

East Midlands
East Midlands Total 0 169

Amber Valley " "
Ashfield " "
Bassetlaw " "
Blaby " "
Bolsover " 109
Boston " "
Broxtowe " "
Charnwood " "
Chesterfield " "
Corby " "
Daventry " "
Derby " 23
Derbyshire Dales " "
East Lindsey " "
East Northamptonshire " "
Erewash " "
Gedling " "
Harborough " "
High Peak " "
Hinkley and Bosworth " "
Kettering " "
Leicester " 10
Lincoln " "
Mansfield " "
Melton " "
Newark and Sherwood " "
North East Derbyshire " "
North Kesteven " "
North West Leicestershire " 27
Northampton " "
Nottingham " "
Oadby and Wigston " "
RushcliVe " "
Rutland " "
South Derbyshire " "
South Holland " "
South Kesteven " "
South Northamptonshire " "
Wellingborough " "
West Lindsey " "
Unallocated

East of England
East of England Total 0 141

Babergh " "
Basildon " "
Bedford " "
Braintree " "
Breckland " "
Brentwood " "
Broadland " "
Broxbourne " "
Cambridge " "
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

Castle Point " "
Chelmsford " "
Colchester " "
Dacorum " "
East Cambridgeshire " "
East Hertfordshire " "
Epping Forest " "
Fenland " "
Forest Heath " "
Great Yarmouth " 100
Harlow " 40
Hertsmere " "
Huntingdonshire " "
Ipswich " "
Kings Lynn and West Norfolk " "
Luton " 1
Maldon " "
Mid Bedfordshire " "
Mid SuVolk " "
North Hertfordshire " "
North Norfolk " "
Norwich " "
Peterborough " "
Rochford " "
South Bedfordshire " "
South Cambridgeshire " "
South Norfolk " "
Southend-on-Sea " "
St Albans " "
St Edmundsbury " "
Stevenage " "
SuVolk Coastal " "
Tendring " "
Three Rivers " "
Thurrock " "
Uttlesford " "
Watford " "
Waveney " "
Welwyn Hatfield " "
Unallocated

London
London Total 53,491 1,154

Barking and Dagenham " "
Barnet " "
Bexley " "
Brent* 9,850 "
Bromley 1,335 "
Camden 3,783 "
City of London " "
Croydon 1,000 "
Ealing* 5,713 "
Enfield " "
Greenwich 988 91
Hackney " "
Hammersmith and Fulham* 200 "
Haringey " 17
Harrow " "
Havering " "
Hillingdon 10 "
Hounslow 7,706 "
Islington 4,955 "
Kensington and Chelsea* 198 "
Kingston upon Thames 415 4
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

Lambeth* 1,712 726
Lewisham* 5,426 305
Merton 152 "
Newham 2,665 "
Redbridge " "
Richmond upon Thames " "
Southwark 2,257 "
Sutton 739 "
Tower Hamlets 2,788 "
Waltham Forest* 699 12
Wandsworth* 900 "
Westminster* " "
Unallocated
* Amount allocated from discretionary element to achieve cap to 30% max loss

South East
South East Total 0 198

Adur " "
Arun " "
Ashford " "
Aylesbury Vale " "
Basingstoke and Deane " "
Bracknell Forest " "
Brighton and Hove " "
Canterbury " "
Cherwell " "
Chichester " "
Chiltern " "
Crawley " "
Dartford " "
Dover " "
East Hampshire " "
Eastbourne " "
Eastleigh " "
Elmbridge " "
Epsom and Ewell " "
Fareham " "
Gosport " "
Gravesham " "
Guildford " "
Hart " "
Hastings " "
Havant " "
Horsham " "
Isle of Wight " "
Lewes " "
Maidstone " "
Medway Council " "
Mid Sussex " "
Milton Keynes " "
Mole Valley " "
New Forest " "
Oxford " "
Portsmouth " "
Reading " "
Reigate and Banstead " "
Rother " "
Runnymede " "
Rushmoor " "
Sevenoaks " "
Shepway " "
Slough " "
South Bucks " "
South Oxfordshire " "
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

Southampton " 198
Spelthorne " "
Surrey Heath " "
Swale " "
Tandridge " "
Test Valley " "
Thanet " "
Tonbridge and Malling " "
Tunbridge Wells " "
Vale of White Horse " "
Waverley " "
Wealden " "
West Berkshire " "
West Oxfordshire " "
Winchester " "
Windsor and Maidenhead " "
Woking " "
Wokingham " "
Worthing " "
Wycombe " "
Unallocated

South West
South West Total 0 903

Bath and N E Somerset " "
Bournemouth " "
Bristol " 900
Caradon " "
Carrick " "
Cheltenham " 3
Christchurch " "
Cotswold " "
East Devon " "
East Dorset " "
Exeter " "
Forest of Dean " "
Gloucester " "
Isles of Scilly " "
Kennet " "
Kerrier " "
Mendip " "
Mid Devon " "
North Cornwall " "
North Devon " "
North Dorset " "
North Somerset " "
North Wiltshire " "
Penwith " "
Plymouth " "
Poole " "
Purbeck " "
Restormel " "
Salisbury " "
Sedgemoor " "
South Gloucestershire " "
South Hams " "
South Somerset " "
Stroud " "
Swindon " "
Taunton Deane " "
Teignbridge " "
Tewkesbury " "
Torbay " "
Torridge " "
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

West Devon " "
West Dorset " "
West Somerset " "
West Wiltshire " "
Weymouth and Portland " "
Unallocated

West Midlands
West Midlands Total 1,000 979

Birmingham " 490
Bridgnorth " "
Bromsgrove " "
Cannock Chase 48 90
Coventry " "
Dudley " "
East StaVordshire " "
Herefordshire " "
Lichfield " "
Malvern Hills " "
Newcastle-under-Lyme " "
North Shropshire " "
North Warwickshire " "
Nuneaton and Bedworth " "
Oswestry " "
Redditch " "
Rugby " 72
Sandwell 151 252
Shrewsbury and Atcham " "
Solihull 50 "
South Shropshire " "
South StaVordshire " "
StaVord " "
StaVordshire Moorlands " "
Stoke-on-Trent 94 75
Stratford-on-Avon " "
Tamworth " "
Telford & Wrekin 56 "
Walsall " "
Warwick " "
Wolverhampton 600 "
Worcester " "
Wychavon " "
Wyre Forest " "
Unallocated

North West
North West Total 0 1,799

Allerdale " 3
Barrow-in-Furness " "
Blackburn with Darwen " "
Blackpool " 50
Bolton " "
Burnley " "
Bury " "
Carlisle " "
Chester " "
Chorley " "
Congleton " "
Copeland " "
Crewe and Nantwich " "
Eden " "
Ellesmere Port and Neston " "
Fylde " "
Halton " "
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant transitional payments Total

Hyndburn " "
Knowsley " "
Lancaster " "
Liverpool " 60
Macclesfield " "
Manchester " 207
Oldham " "
Pendle " "
Preston " 160
Ribble Valley " "
Rochdale " 426
Rossendale " "
Salford " "
Sefton " 6
South Lakeland " "
South Ribble " "
St Helens " "
Stockport " "
Tameside " 316
TraVord " 513
Vale Royal " "
Warrington " 4
West Lancashire " "
Wigan " 55
Wirral " "
Wyre " "
Unallocated

Table 13

REGIONAL HOUSING POT CAPITAL ALLOCATIONS
2005–06 FOR PRIVATE SECTOR

Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

England
England Total 17,322 3,627 20,949

North East 0 0 0
Yorkshire & the Humber 500 24 524
East Midlands 0 83 83
East of England 0 115 115
London 11,100 243 11,343
South East 0 0 0
South West 0 250 250
West Midlands 4,222 732 4,954
North West 1,500 2,180 3,680

North East
North East Total 0 0

Alnwick 0
Berwick-upon-Tweed 0
Blyth Valley 0
Castle Morpeth 0
Chester-le-Street 0
Darlington 0
Derwentside 0
Durham 0
Easington 0
Gateshead 0
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 0
North Tyneside 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Redcar and Cleveland 0
Sedgefield 0
South Tyneside 0
Stockton-on-Tees 0
Sunderland 0
Teesdale 0
Tynedale 0
Wansbeck 0
Wear Valley 0
Unallocated

Yorkshire & The Humber
Y & H Total 500 24

Barnsley 0
Bradford 0 24
Calderdale 0
Craven 0
Doncaster 0
East Riding 0
Hambleton 0
Harrogate 0
Kingston-upon-Hull 0
Kirklees 0
Leeds 500
North East Lincolnshire 0
North Lincolnshire 0
Richmondshire 0
Rotherham 0
Ryedale 0
Scarborough 0
Selby 0
SheYeld 0
Wakefield 0
York 0
North Yorkshire 0
RSL 0
Unallocated

East Midlands
East Midlands Total 0 83

Amber Valley 0
Ashfield 0
Bassetlaw 0
Blaby 0
Bolsover 0 81
Boston 0
Broxtowe 0
Charnwood 0
Chesterfield 0
Corby 0
Daventry 0
Derby 0 2
Derbyshire Dales 0
East Lindsey 0
East Northamptonshire 0
Erewash 0
Gedling 0
Harborough 0
High Peak 0
Hinkley and Bosworth 0
Kettering 0
Leicester 0
Lincoln 0
Mansfield 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Melton 0
Newark and Sherwood 0
North East Derbyshire 0
North Kesteven 0
North West Leicestershire 0
Northampton 0
Nottingham 0
Oadby and Wigston 0
RushcliVe 0
Rutland 0
South Derbyshire 0
South Holland 0
South Kesteven 0
South Northamptonshire 0
Wellingborough 0
West Lindsey 0
Unallocated

East of England
East of England Total 0 115

Babergh 0
Basildon 0
Bedford 0
Braintree 0
Breckland 0
Brentwood 0
Broadland 0
Broxbourne 0
Cambridge 0
Castle Point 0
Chelmsford 0
Colchester 0
Dacorum 0
East Cambridgeshire 0
East Hertfordshire 0
Epping Forest 0
Fenland 0
Forest Heath 0
Great Yarmouth 0 75
Harlow 0 40
Hertsmere 0
Huntingdonshire 0
Ipswich 0
Kings Lynn and West Norfolk 0
Luton 0
Maldon 0
Mid Bedfordshire 0
Mid SuVolk 0
North Hertfordshire 0
North Norfolk 0
Norwich 0
Peterborough 0
Rochford 0
South Bedfordshire 0
South Cambridgeshire 0
South Norfolk 0
Southend-on-Sea 0
St Albans 0
St Edmundsbury 0
Stevenage 0
SuVolk Coastal 0
Tendring 0
Three Rivers 0
Thurrock 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Uttlesford 0
Watford 0
Waveney 0
Welwyn Hatfield 0
Unallocated

London
London Total 11,100 243

Barking and Dagenham 0
Barnet 0
Bexley 0
Brent 0
Bromley 0
Camden 585
City of London 0
Croydon 1,000
Ealing 0
Enfield 0
Greenwich 0
Hackney 0
Hammersmith and Fulham 145
Haringey 0
Harrow 0
Havering 0
Hillingdon 0 2
Hounslow 1,855
Islington 1,500
Kensington and Chelsea 0
Kingston upon Thames 415 2
Lambeth 0 12
Lewisham 0 226
Merton 0
Newham 2,500
Redbridge 0
Richmond upon Thames 0
Southwark 2,000
Sutton 0
Tower Hamlets 0
Waltham Forest 0
Wandsworth 1,100
Westminster 0
Unallocated

South East
South East Total 0 0

Adur 0
Arun 0
Ashford 0
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 0
Canterbury 0
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 0
East Hampshire 0
Eastbourne 0
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Fareham 0
Gosport 0
Gravesham 0
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 0
Maidstone 0
Medway Council 0
Mid Sussex 0
Milton Keynes 0
Mole Valley 0
New Forest 0
Oxford 0
Portsmouth 0
Reading 0
Reigate and Banstead 0
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 0
Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 0
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 0
Tonbridge and Malling 0
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 0
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 0 250

Bath and N E Somerset 0
Bournemouth 0
Bristol 0 250
Caradon 0
Carrick 0
Cheltenham 0
Christchurch 0
Cotswold 0
East Devon 0
East Dorset 0
Exeter 0
Forest of Dean 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Gloucester 0
Isles of Scilly 0
Kennet 0
Kerrier 0
Mendip 0
Mid Devon 0
North Cornwall 0
North Devon 0
North Dorset 0
North Somerset 0
North Wiltshire 0
Penwith 0
Plymouth 0
Poole 0
Purbeck 0
Restormel 0
Salisbury 0
Sedgemoor 0
South Gloucestershire 0
South Hams 0
South Somerset 0
Stroud 0
Swindon 0
Taunton Deane 0
Teignbridge 0
Tewkesbury 0
Torbay 0
Torridge 0
West Devon 0
West Dorset 0
West Somerset 0
West Wiltshire 0
Weymouth and Portland 0
Unallocated

West Midlands
West Midlands Total 4,222 732

Birmingham 3,271 482
Bridgnorth 0
Bromsgrove 0
Cannock Chase 0
Coventry 0
Dudley 0
East StaVordshire 0
Herefordshire 0
Lichfield 0
Malvern Hills 0
Newcastle-under-Lyme 0
North Shropshire 0
North Warwickshire 0
Nuneaton and Bedworth 0
Oswestry 0
Redditch 0
Rugby 0 130
Sandwell 951 20
Shrewsbury and Atcham 0
Solihull 0
South Shropshire 0
South StaVordshire 0
StaVord 0
StaVordshire Moorlands 0
Stoke-on-Trent 0 100
Stratford-on-Avon 0
Tamworth 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Telford & Wrekin 0
Walsall 0
Warwick 0
Wolverhampton 0
Worcester 0
Wychavon 0
Wyre Forest 0
Unallocated

North West
North West Total 1,500 2,180

Allerdale 0 9
Barrow-in-Furness 0
Blackburn with Darwen 0
Blackpool 0 50
Bolton 0
Burnley 0
Bury 0
Carlisle 1,500
Chester 0
Chorley 0
Congleton 0
Copeland 0
Crewe and Nantwich 0
Eden 0
Ellesmere Port and Neston 0
Fylde 0
Halton 0
Hyndburn 0
Knowsley 0
Lancaster 0
Liverpool 0
Macclesfield 0
Manchester 0 9
Oldham 0
Pendle 0
Preston 0
Ribble Valley 0
Rochdale 0 470
Rossendale 0
Salford 0
Sefton 0 5
South Lakeland 0
South Ribble 0
St Helens 0
Stockport 0
Tameside 0 630
TraVord 0 951
Vale Royal 0
Warrington 0
West Lancashire 0
Wigan 0 55
Wirral 0
Wyre 0
Unallocated
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Table 14

REGIONAL HOUSING POT CAPITAL ALLOCATIONS 2006–07
FOR PRIVATE SECTOR

Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

England
England Total 387,691 0 387,691

North East 29,292 0 29,292
Yorkshire & the Humber 51,044 0 51,044
East Midlands 28,808 0 28,808
East of England 18,557 0 18,557
London 27,500 0 27,500
South East 20,000 0 20,000
South West 31,358 0 31,358
West Midlands 55,595 0 55,595
North West 125,537 0 125,537

North East
North East Total 29,292 0

Alnwick 0
Berwick-upon-Tweed 0
Blyth Valley 84
Castle Morpeth 0
Chester-le-Street 1,050
Darlington 1,060
Derwentside 317
Durham 0
Easington 566
Gateshead 1,782
Hartlepool 2,868
Middlesbrough 5,427
Newcastle-upon-Tyne 2,437
North Tyneside 1,396
Redcar and Cleveland 3,938
Sedgefield 1,196
South Tyneside 1,891
Stockton-on-Tees 2,882
Sunderland 2,298
Teesdale 0
Tynedale 0
Wansbeck 100
Wear Valley 0
Unallocated

Yorkshire & The Humber
Y & H Total 51,044 0

Barnsley 5,223
Bradford 4,095
Calderdale 5,421
Craven 216
Doncaster 5,725
East Riding 2,300
Hambleton 0
Harrogate 0
Kingston-upon-Hull 1,323
Kirklees 3,027
Leeds 8,180
North East Lincolnshire 518
North Lincolnshire 3,139
Richmondshire 146
Rotherham 2,008
Ryedale 44
Scarborough 128
Selby 40
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

SheYeld 1,555
Wakefield 7,151
York 805
North Yorkshire 0
RSL 0
Unallocated

East Midlands
East Midlands Total 28,808 0

Amber Valley 813
Ashfield 1,226
Bassetlaw 487
Blaby 144
Bolsover 3,473
Boston 251
Broxtowe 80
Charnwood 208
Chesterfield 566
Corby 81
Daventry 131
Derby 8,103
Derbyshire Dales 534
East Lindsey 241
East Northamptonshire 145
Erewash 466
Gedling 303
Harborough 156
High Peak 367
Hinkley and Bosworth 267
Kettering 173
Leicester 2,185
Lincoln 603
Mansfield 3,118
Melton 134
Newark and Sherwood 218
North East Derbyshire 160
North Kesteven 343
North West Leicestershire 352
Northampton 576
Nottingham 1,538
Oadby and Wigston 70
RushcliVe 269
Rutland 50
South Derbyshire 415
South Holland 204
South Kesteven 53
South Northamptonshire 48
Wellingborough 137
West Lindsey 121
Unallocated

East of England
East of England Total 18,557 0

Babergh 113
Basildon 259
Bedford 506
Braintree 149
Breckland 310
Brentwood 75
Broadland 246
Broxbourne 310
Cambridge 503
Castle Point 181
Chelmsford 349
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Colchester 589
Dacorum 499
East Cambridgeshire 190
East Hertfordshire 337
Epping Forest 447
Fenland 146
Forest Heath 167
Great Yarmouth 2,028
Harlow 2,148
Hertsmere 253
Huntingdonshire 328
Ipswich 244
Kings Lynn and West Norfolk 557
Luton 340
Maldon 171
Mid Bedfordshire 254
Mid SuVolk 80
North Hertfordshire 386
North Norfolk 463
Norwich 892
Peterborough 645
Rochford 74
South Bedfordshire 137
South Cambridgeshire 356
South Norfolk 351
Southend-on-Sea 384
St Albans 111
St Edmundsbury 248
Stevenage 90
SuVolk Coastal 404
Tendring 329
Three Rivers 235
Thurrock 224
Uttlesford 238
Watford 121
Waveney 505
Welwyn Hatfield 357
Norfolk County Council 229
Unallocated

London
London Total 27,500 0

Barking and Dagenham 1,150
Barnet 5,830
Bexley 0
Brent 0
Bromley 0
Camden 0
City of London 0
Croydon 2,700
Ealing 0
Enfield 0
Greenwich 750
Hackney 0
Hammersmith and Fulham 3,360
Haringey 0
Harrow 0
Havering 0
Hillingdon 0
Hounslow 2,250
Islington 0
Kensington and Chelsea 0
Kingston upon Thames 300
Lambeth 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Lewisham 0
Merton 0
Newham 5,035
Redbridge 0
Richmond upon Thames 0
Southwark 3,625
Sutton 1,000
Tower Hamlets 0
Waltham Forest 0
Wandsworth 1,500
Westminster 0
Unallocated

South East
South East Total 20,000 0

Adur 0
Arun 0
Ashford 0
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 3,507
Canterbury 0
Cherwell 222
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 1,808
East Hampshire 0
Eastbourne 1,025
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
Fareham 0
Gosport 215
Gravesham 222
Guildford 0
Hart 0
Hastings 1,454
Havant 0
Horsham 0
Isle of Wight 0
Lewes 237
Maidstone 0
Medway Council 281
Mid Sussex 0
Milton Keynes 0
Mole Valley 0
New Forest 0
Oxford 248
Portsmouth 2,200
Reading 251
Reigate and Banstead 265
Rother 215
Runnymede 0
Rushmoor 0
Sevenoaks 211
Shepway 1,628
Slough 954
South Bucks 0
South Oxfordshire 0
Southampton 1,788
Spelthorne 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Surrey Heath 0
Swale 1,203
Tandridge 0
Test Valley 0
Thanet 1,581
Tonbridge and Malling 262
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 0
West Berkshire 218
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 31,358 0

Bath and N E Somerset 959
Bournemouth 1,859
Bristol 1,812
Caradon 559
Carrick 800
Cheltenham 740
Christchurch 158
Cotswold 504
East Devon 696
East Dorset 271
Exeter 970
Forest of Dean 550
Gloucester 1,049
Isles of Scilly 5
Kennet 254
Kerrier 1,093
Mendip 638
Mid Devon 468
North Cornwall 629
North Devon 764
North Dorset 305
North Somerset 1,172
North Wiltshire 446
Penwith 1,158
Plymouth 2,253
Poole 424
Purbeck 252
Restormel 867
Salisbury 661
Sedgemoor 299
South Gloucestershire 831
South Hams 553
South Somerset 738
Stroud 504
Swindon 654
Taunton Deane 424
Teignbridge 842
Tewkesbury 241
Torbay 1,131
Torridge 531
West Devon 412
West Dorset 518
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

West Somerset 476
West Wiltshire 424
Weymouth and Portland 469
Unallocated

West Midlands
West Midlands Total 55,595 0

Birmingham 20,250
Bridgnorth 171
Bromsgrove 217
Cannock Chase 198
Coventry 2,575
Dudley 283
East StaVordshire 394
Herefordshire 774
Lichfield 218
Malvern Hills 299
Newcastle-under-Lyme 427
North Shropshire 153
North Warwickshire 150
Nuneaton and Bedworth 450
Oswestry 135
Redditch 256
Rugby 250
Sandwell 11,358
Shrewsbury and Atcham 340
Solihull 1,343
South Shropshire 214
South StaVordshire 483
StaVord 397
StaVordshire Moorlands 333
Stoke-on-Trent 4,551
Stratford-on-Avon 374
Tamworth 186
Telford & Wrekin 2,021
Walsall 1,468
Warwick 215
Wolverhampton 4,058
Worcester 385
Wychavon 350
Wyre Forest 319
Unallocated

North West
North West Total 125,537 0

Allerdale 1,815
Barrow-in-Furness 2,532
Blackburn with Darwen 4,281
Blackpool 3,726
Bolton 6,865
Burnley 3,007
Bury 1,259
Carlisle 1,503
Chester 699
Chorley 493
Congleton 368
Copeland 1,319
Crewe and Nantwich 779
Eden 352
Ellesmere Port and Neston 319
Fylde 428
Halton 1,009
Hyndburn 2,740
Knowsley 3,614
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Lancaster 1,717
Fylde 17,126
Macclesfield 682
Manchester 18,859
Oldham 4,424
Pendle 3,340
Preston 2,410
Ribble Valley 301
Rochdale 3,878
Rossendale 685
Salford 5,673
Sefton 6,094
South Lakeland 821
South Ribble 397
St Helens 2,761
Stockport 1,097
Tameside 2,126
TraVord 1,642
Vale Royal 720
Warrington 804
West Lancashire 804
Wigan 4,898
Wirral 6,268
Wyre 902
Unallocated

Table 15

REGIONAL HOUSING POT CAPITAL ALLOCATIONS 2007–08 FOR PRIVATE SECTOR

PRIVATE SECTOR (NOT PSR)

Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

England
England Total 436,783,622 0 436,783,622

North East 28,584,705 0 28,584,705
Yorkshire & the Humber 52,014,027 0 52,014,027
East Midlands 26,377,429 0 26,377,429
East of England 15,547,039 0 15,547,039
London 78,946,601 0 78,946,601
South East 18,403,310 0 18,403,310
South West 27,966,927 0 27,966,927
West Midlands 61,771,584 0 61,771,584
North West 127,172,000 0 127,172,000

North East
North East Total 28,584,705

Alnwick 0
Berwick-upon-Tweed 0
Blyth Valley 560,000
Castle Morpeth 0
Chester-le-Street 1,293,000
Darlington 997,000
Derwentside 416,000
Durham 0
Easington 743,000
Gateshead 2,181,000
Hartlepool 2,096,000
Middlesbrough 4,250,000
Newcastle-upon-Tyne 2,990,000
North Tyneside 1,554,000
Redcar and Cleveland 2,817,000
Sedgefield 1,300,000
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

South Tyneside 2,285,705
Stockton-on-Tees 2,107,000
Sunderland 2,895,000
Teesdale 0
Tynedale 0
Wansbeck 100,000
Wear Valley 0
Unallocated

Yorkshire & The Humber
Y & H Total 52,014,027 0

Barnsley 4,225,531
Bradford 3,265,937
Calderdale 5,579,656
Craven 328,000
Doncaster 4,116,759
East Riding 3,312,000
Hambleton 0
Harrogate 0
Kingston-upon-Hull 1,990,000
Kirklees 3,161,774
Leeds 8,257,484
North East Lincolnshire 643,000
North Lincolnshire 1,632,000
Richmondshire 164,000
Rotherham 2,048,240
Ryedale 50,000
Scarborough 144,000
Selby 45,000
SheYeld 2,574,992
Wakefield 9,634,654
York 841,000
North Yorkshire 0
RSL 0
Unallocated

East Midlands
East Midlands Total 26,377,429 0

Amber Valley 0
Ashfield 800,000
Bassetlaw 550,000
Blaby 77,000
Bolsover 394,187
Boston 278,707
Broxtowe 500,000
Charnwood 210,000
Chesterfield 307,870
Corby 80,000
Daventry 0
Derby 8,543,905
Derbyshire Dales 571,250
East Lindsey 234,000
East Northamptonshire 71,614
Erewash 350,000
Gedling 322,500
Harborough 0
High Peak 0
Hinkley and Bosworth 230,000
Kettering 50,000
Leicester 2,300,000
Lincoln 176,000
Mansfield 4,850,000
Melton 345,950
Newark and Sherwood 327,650
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

North East Derbyshire 207,430
North Kesteven 200,000
North West Leicestershire 173,580
Northampton 650,000
Nottingham 1,850,000
Oadby and Wigston 35,000
RushcliVe 200,700
Rutland 0
South Derbyshire 682,000
South Holland 192,500
South Kesteven 281,000
South Northamptonshire 16,773
Wellingborough 67,813
West Lindsey 250,000
Unallocated

East of England
East of England Total 15,547,039 0

Babergh 115,354
Basildon 261,199
Bedford 246,436
Braintree 151,181
Breckland 169,066
Brentwood 77,125
Broadland 129,872
Broxbourne 157,548
Cambridge 254,076
Castle Point 135,132
Chelmsford 176,577
Colchester 296,992
Dacorum 252,458
East Cambridgeshire 97,528
East Hertfordshire 170,427
Epping Forest 226,374
Fenland 148,931
Forest Heath 86,513
Great Yarmouth 3,365,795
Harlow 1,971,464
Hertsmere 129,558
Huntingdonshire 166,525
Ipswich 246,463
Kings Lynn and West Norfolk 280,913
Luton 342,200
Maldon 88,327
Mid Bedfordshire 129,434
Mid SuVolk 83,091
North Hertfordshire 195,244
North Norfolk 234,179
Norwich 892,459
Peterborough 325,273
Rochford 77,092
South Bedfordshire 1,139,631
South Cambridgeshire 180,818
South Norfolk 178,089
Southend-on-Sea 386,221
St Albans 113,688
St Edmundsbury 121,757
Stevenage 92,886
SuVolk Coastal 204,160
Tendring 331,186
Three Rivers 119,967
Thurrock 227,065
Uttlesford 121,421
Watford 123,617
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Waveney 273,707
Welwyn Hatfield 181,020
Norfolk County Council 71,000
Unallocated

London
London Total 78,946,601 0

Barking and Dagenham 8,150,000
Barnet 5,830,000
Bexley 0
Brent 0
Bromley 0
Camden 0
City of London 0
Croydon 2,700,000
Ealing 7,566,000
Enfield 0
Greenwich 750,000
Hackney 2,554,000
Hammersmith and Fulham 3,355,000
Haringey 0
Harrow 0
Havering 0
Hillingdon 0
Hounslow 18,526,000
Islington 5,150,000
Kensington and Chelsea 0
Kingston upon Hull
Kingston upon Thames 300,000
Lambeth 6,899,601
Lewisham 0
Merton 0
Newham 11,041,000
Redbridge 0
Richmond upon Thames 0
Southwark 3,625,000
Sutton 1,000,000
Tower Hamlets 0
Waltham Forest 0
Wandsworth 1,500,000
Westminster 0
Unallocated

South East
South East Total 18,403,310 0

Adur 0
Arun 0
Ashford 0
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 3,227,800
Canterbury 0
Cherwell 204,300
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 1,664,100
East Hampshire 0
Eastbourne 943,400
Eastleigh 0
Elmbridge 0
Epsom and Ewell 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Fareham 0
Gosport 197,900
Gravesham 204,300
Guildford 0
Hart 0
Hastings 1,338,300
Havant 0
Horsham 0
Isle of Wight 0
Lewes 218,100
Maidstone 0
Medway Council 258,600
Mid Sussex 0
Milton Keynes 0
Mole Valley 0
New Forest 0
Oxford 228,300
Portsmouth 2,024,900
Reading 231,000
Reigate and Banstead 243,900
Rother 197,900
Runnymede 0
Rushmoor 0
Sevenoaks 194,200
Shepway 1,498,400
Slough 878,100
South Bucks 0
South Oxfordshire 0
Southampton 1,645,700
Spelthorne 0
Surrey Heath 0
Swale 1,107,200
Tandridge
Test Valley 0
Thanet 1,455,100
Tonbridge and Malling 241,100
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 0
West Berkshire 200,710
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 0
Woking 0
Wokingham 0
Worthing 0
Wycombe 0
Unallocated

South West
South West Total 27,966,927 0

Bath and N E Somerset 849,073
Bournemouth 1,667,789
Bristol 1,625,992
Caradon 501,186
Carrick 708,359
Cheltenham 655,079
Christchurch 141,738
Cotswold 452,106
East Devon 616,137
East Dorset 242,926
Exeter 858,687
Forest of Dean 493,463
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Gloucester 941,026
Isles of Scilly 4,070
Kennet 228,009
Kerrier 967,632
Mendip 565,404
Mid Devon 414,531
North Cornwall 564,833
North Devon 685,844
North Dorset 273,288
North Somerset 1,051,616
North Wiltshire 399,873
Penwith 1,025,494
Plymouth 1,538,618
Poole 375,519
Purbeck 226,327
Restormel 768,218
Salisbury 592,708
Sedgemoor 268,106
South Gloucestershire 939,753
South Hams 489,949
South Somerset 653,541
Stroud 452,641
Swindon 587,217
Taunton Deane 624,409
Teignbridge 755,743
Tewkesbury 215,960
Torbay 1,014,490
Torridge 476,172
West Devon 369,636
West Dorset 464,611
West Somerset 423,619
West Wiltshire 380,390
Weymouth and Portland 415,145
Unallocated

West Midlands
West Midlands Total 61,771,584 0

Birmingham 20,564,430
Bridgnorth 250,157
Bromsgrove 162,600
Cannock Chase 524,054
Coventry 1,933,520
Dudley 1,016,276
East StaVordshire 692,602
Herefordshire 919,184
Lichfield 351,186
Malvern Hills 224,400
Newcastle-under-Lyme 1,806,186
North Shropshire 292,820
North Warwickshire 603,537
Nuneaton and Bedworth 834,071
Oswestry 193,920
Redditch 180,900
Rugby 170,949
Sandwell 3,883,525
Shrewsbury and Atcham 255,000
Solihull 4,672,211
South Shropshire 306,394
South StaVordshire 256,907
StaVord 297,600
StaVordshire Moorlands 375,604
Stoke-on-Trent 8,402,104
Stratford-on-Avon 280,500
Tamworth 304,927
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Telford & Wrekin 2,775,657
Walsall 4,943,053
Warwick 209,165
Wolverhampton 3,199,368
Worcester 288,600
Wychavon 262,800
Wyre Forest 337,377
Unallocated

North West
North West Total 127,172,000 0

Allerdale 2,175,000
Barrow-in-Furness 3,111,000
Blackburn with Darwen 4,245,000
Blackpool 3,800,000
Bolton 6,892,000
Burnley 2,979,000
Bury 1,144,000
Carlisle 1,519,000
Chester 637,000
Chorley 445,000
Congleton 347,000
Copeland 1,591,000
Crewe and Nantwich 708,000
Eden 341,000
Ellesmere Port and Neston 266,000
Fylde 395,000
Halton 889,000
Hyndburn 2,714,000
Knowsley 3,612,000
Lancaster 1,735,000
Liverpool 16,996,000
Macclesfield 622,000
Manchester 18,739,000
Oldham 4,391,000
Pendle 3,307,000
Preston 2,460,000
Ribble Valley 286,000
Rochdale 3,849,000
Rossendale 668,000
Salford 5,623,000
Sefton 6,033,000
South Lakeland 761,000
South Ribble 374,000
St Helens 2,824,000
Stockport 928,000
Tameside 4,144,000
TraVord 1,514,000
Vale Royal 653,000
Warrington 706,000
West Lancashire 731,000
Wigan 4,913,000
Wirral 6,198,000
Wyre 907,000
Unallocated
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Table 16

REGIONAL HOUSING POT CAPITAL ALLOCATIONS 2008–09 FOR PRIVATE SECTOR

PRIVATE SECTOR RENEWAL & REGENERATION

Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

England
England Total 314,990 0 314,990

North East £23,022 0 23,022
Yorkshire & the Humber 54,093 0 54,093
East Midlands 25,482 0 25,482
East of England 10,180 0 10,180
London 21,704 0 21,704
South East 20,075 0 20,075
South West 19,000 0 19,000
West Midlands 49,104 0 49,104
North West 92,330 0 92,330

314,990

North East
North East Total 23,022,000 0

Alnwick 0
Berwick-upon-Tweed 0
Blyth Valley 1,896,000
Castle Morpeth 0
Chester-le-Street 0
Darlington 0
Derwentside 0
Durham 0
Easington 3,874,000
Gateshead 0
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 0
North Tyneside 0
Redcar and Cleveland 0
Sedgefield 0
South Tyneside 7,871,000
Stockton-on-Tees 9,252,000
Sunderland 129,000 payment via Logasnet 15/05/08
Teesdale 0
Tynedale 0
Wansbeck 0
Wear Valley 0

23,022,000

Yorkshire & The Humber
Y & H Total 54,093,000 0

Barnsley 5,490,000
Bradford 21,960,000
Calderdale 0
Craven 642,000
Doncaster 2,222,000
East Riding 2,998,000
Hambleton 351,000
Harrogate 486,000
Kingston-upon-Hull 1,537,000
Kirklees 0
Leeds 0
North East Lincolnshire 2,368,000
North Lincolnshire 1,414,000
Richmondshire 236,000
Rotherham 2,685,000
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Ryedale 356,000
Scarborough 246,000
Selby 286,000
SheYeld 9,918,000
Wakefield 22,000
York 876,000
North Yorkshire 0

54,093,000

East Midlands
East Midlands Total 25,482,000 0

Amber Valley 400,000
Ashfield 1,000,000
Bassetlaw 840,000
Blaby 150,000
Bolsover 700,000
Boston 570,000
Broxtowe 600,000
Charnwood 155,000
Chesterfield 561,000
Corby 250,000
Daventry 44,000
Derby 4,490,000
Derbyshire Dales 590,000
East Lindsey 465,000
East Northamptonshire 0
Erewash 450,000
Gedling 183,000
Harborough 250,000
High Peak 425,000
Hinkley and Bosworth 0
Kettering 1,540,000
Leicester 2,500,000
Lincoln 275,000
Mansfield 2,000,000
Melton 400,000
Newark and Sherwood 464,000
North East Derbyshire 250,000
North Kesteven 400,000
North West Leicestershire 400,000
Northampton 700,000
Nottingham 2,000,000
Oadby and Wigston 50,000
RushcliVe 89,000
Rutland 77,000
South Derbyshire 642,000
South Holland 322,000
South Kesteven 490,000
South Northamptonshire 60,000
Wellingborough 150,000
West Lindsey 550,000

25,482,000

East of England
East of England Total 10,180,000 0

Babergh 146,600
Basildon 336,200
Bedford 317,000
Braintree 193,200
Breckland 216,400
Brentwood 97,000
Broadland 165,500
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Broxbourne 111,700
Cambridge 159,200
Castle Point 172,300
Chelmsford 175,500
Colchester 229,300
Dacorum 155,800
East Cambridgeshire 89,600
East Hertfordshire 124,600
Epping Forest 216,800
Fenland 190,200
Forest Heath 79,200
Great Yarmouth 309,400
Harlow 116,800
Hertsmere 114,400
Huntingdonshire 162,400
Ipswich 317,000
Kings Lynn and West Norfolk 351,400
Luton 1,000,800
Maldon 102,400
Mid Bedfordshire 106,400
Mid SuVolk 104,600
North Hertfordshire 162,000
North Norfolk 276,400
Norwich 396,300
Peterborough 348,000
Rochford 96,800
South Bedfordshire 178,200
South Cambridgeshire 117,300
South Norfolk 161,800
Southend-on-Sea 498,700
St Albans 144,400
St Edmundsbury 154,900
Stevenage 117,400
SuVolk Coastal 160,600
Tendring 427,200
Three Rivers 89,000
Thurrock 291,800
Uttlesford 74,000
Watford 157,300
Waveney 352,500
Welwyn Hatfield 113,700

10,180,000

London
London Total 21,704,000 22,396,000

Barking and Dagenham 0
Barnet 4,368,000 2,337,317
Bexley 0
Brent 0 2,035,000
Bromley 0
Camden 0
City of London 0
Croydon 3,000,000
Ealing 0
Enfield 0
Greenwich 0 236,000
Hackney 0
Hammersmith and Fulham 4,173,000 2,183,833
Haringey 0
Harrow 0
Havering 0
Hillingdon 0 1,775,000
Hounslow 0
Islington 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Kensington and Chelsea 0
Kingston upon Hull 0
Kingston upon Thames 0
Lambeth 0
Lewisham 0
Merton 0
Newham 5,038,000 3,376,115
Redbridge 0
Richmond upon Thames 0
Southwark 3,625,000 1,290,625
Sutton 0 194,110
Tower Hamlets 0
Waltham Forest 0
Wandsworth 1,500,000 2,500,000
Westminster 0 6,468,000

21,704,000 22,396,000

South East
South East Total 20,075,000 0

Adur 0
Arun 230,000
Ashford 0
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 5,173,000
Canterbury 0
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 0
East Hampshire 0
Eastbourne 0
Eastleigh 0
Elmbridge 265,000
Epsom and Ewell 0
Fareham 0
Gosport 0
Gravesham 0
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 0
Lewes 0
Maidstone 0
Medway Council 0
Mid Sussex 0
Milton Keynes 0
Mole Valley 0
New Forest 0
Oxford 0
Portsmouth 2,495,000
Reading 0
Reigate and Banstead 197,000
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 0
Slough 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

South Bucks 0
South Oxfordshire 0
Southampton 1,881,000
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 4,444,000
Tonbridge and Malling 2,438,000
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 0
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 2,952,000
Woking 0
Wokingham 0
Worthing 0
Wycombe 0

20,075,000

South West
South West Total 19,000,000 0

Bath and N E Somerset 577,000
Bournemouth 1,133,000
Bristol 1,105,000
Caradon 340,000
Carrick 481,000
Cheltenham 445,000
Christchurch 96,000
Cotswold 307,000
East Devon 419,000
East Dorset 165,000
Exeter 583,000
Forest of Dean 335,000
Gloucester 639,000
Isles of Scilly 4,000
Kennet 155,000
Kerrier 657,000
Mendip 384,000
Mid Devon 282,000
North Cornwall 384,000
North Devon 466,000
North Dorset 186,000
North Somerset 714,000
North Wiltshire 272,000
Penwith 697,000
Plymouth 1,045,000
Poole 255,000
Purbeck 154,000
Restormel 522,000
Salisbury 403,000
Sedgemoor 182,000
South Gloucestershire 638,000
South Hams 333,000
South Somerset 444,000
Stroud 308,000
Swindon 399,000
Taunton Deane 424,000
Teignbridge 513,000
Tewkesbury 147,000
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Torbay 689,000
Torridge 323,000
West Devon 251,000
West Dorset 316,000
West Somerset 288,000
West Wiltshire 258,000
Weymouth and Portland 282,000

19,000,000

West Midlands
West Midlands Total 49,104,000

Birmingham 21,500,000
Bridgnorth 200,000
Bromsgrove 63,000
Cannock Chase 56,000
Coventry 1,542,000
Dudley 810,000
East StaVordshire 554,000
Herefordshire 734,000
Lichfield 106,000
Malvern Hills 139,000
Newcastle-under-Lyme 1,222,000
North Shropshire 228,000
North Warwickshire 120,000
Nuneaton and Bedworth 304,000
Oswestry 129,000
Redditch 129,000
Rugby 136,000
Sandwell 2,917,000
Shrewsbury and Atcham 194,000
Solihull 3,009,000
South Shropshire 200,000
South StaVordshire 20,000
StaVord 173,000
StaVordshire Moorlands 293,000
Stoke-on-Trent 5,371,000
Stratford-on-Avon 171,000
Tamworth 58,000
Telford & Wrekin 1,781,000
Walsall 3,328,000
Warwick 167,000
Wolverhampton 2,833,000
Worcester 192,000
Wychavon 156,000
Wyre Forest 269,000

49,104,000

North West
North West Total 92,330,000 10,000,000

Allerdale 1,606,000 191,000
Barrow-in-Furness 2,297,000 273,000
Blackburn with Darwen 3,135,000 373,000
Blackpool 2,806,000 334,000
Bolton 5,089,000 605,000
Burnley 2,200,000 262,000
Bury 801,000 0
Carlisle 1,122,000 133,000
Chester 446,000 0
Chorley 312,000 0
Congleton 242,900 0
Copeland 1,175,000 140,000
Crewe and Nantwich 495,600 0
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Housing Capital Private Sector Renewal Grant
Region/Local Authority Grant Transitional Payments Total

Eden 238,700 0
Ellesmere Port and Neston 186,000 0
Fylde 276,500 0
Halton 622,000 0
Hyndburn 2,004,000 238,000
Knowsley 2,667,000 317,000
Lancaster 1,281,000 152,000
Liverpool 12,550,000 1,492,000
Macclesfield 435,400 0
Manchester 13,837,000 1,644,000
Oldham 3,242,000 386,000
Pendle 2,442,000 290,000
Preston 1,817,000 216,000
Ribble Valley 200,000 0
Rochdale 2,842,000 338,000
Rossendale 493,000 59,000
Salford 4,152,000 494,000
Sefton 4,455,000 530,000
South Lakeland 532,000 0
South Ribble 261,800 0
St Helens 2,438,000 290,000
Stockport 649,600 0
Tameside 1,583,000 188,000
TraVord 1,059,800 0
Vale Royal 457,000 0
Warrington 494,000 0
West Lancashire 511,700 0
Wigan 3,628,000 431,000
Wirral 4,577,000 544,000
Wyre 670,000 80,000

92,330,000 10,000,000

ANNEX B

NORTH WEST REGIONAL ASSEMBLY

Remainder of NW PSR Allocation will now be paid in September 2008

Allocation (due to be paid Total
Local Authority Allocation (April 2008) in September 2008) Allocation

Blackburn with Darwen £3,135,000 £373,000 £3,508,000
Burnley £2,200,000 £262,000 £2,462,000
Hyndburn £2,004,000 £238,000 £2,242,000
Liverpool £12,550,000 £1,492,000 £14,042,000
Manchester £13,837,000 £1,644,000 £15,481,000
Oldham £3,242,000 £386,000 £3,628,000
Pendle £2,442,000 £290,000 £2,732,000
Rochdale £2,842,000 £338,000 £3,180,000
Rossendale £493,000 £59,000 £552,000
Salford £4,152,000 £494,000 £4,646,000
Sefton £4,455,000 £530,000 £4,985,000
Wirral £4,577,000 £544,000 £5,121,000
Allerdale £1,606,000 £191,000 £1,797,000
Barrow-in-Furness £2,297,000 £273,000 £2,570,000
Copeland £1,175,000 £140,000 £1,315,000
Blackpool £2,806,000 £334,000 £3,140,000
Lancaster £1,281,000 £152,000 £1,433,000
Wyre £670,000 £80,000 £750,000
Bolton £5,089,000 £605,000 £5,694,000
Carlisle £1,122,000 £133,000 £1,255,000
Knowsley £2,667,000 £317,000 £2,984,000
Preston £1,817,000 £216,000 £2,033,000
St Helens* £2,438,000 £290,000 £2,728,000
Tameside £1,583,000 £188,000 £1,771,000
Wigan £3,628,000 £431,000 £4,059,000
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Allocation (due to be paid Total
Local Authority Allocation (April 2008) in September 2008) Allocation

Bury £801,000 £0 £801,000
Chester £446,000 £0 £446,000
Chorley £312,000 £0 £312,000
Congleton £242,900 £0 £242,900
Crewe and Nantwich £495,600 £0 £495,600
Eden £238,700 £0 £238,700
Ellesmere P & Neston £186,000 £0 £186,000
Fylde £276,500 £0 £276,500
Halton £622,000 £0 £622,000
Macclesfield £435,400 £0 £435,400
Ribble Valley £200,000 £0 £200,000
South Lakeland £532,000 £0 £532,000
South Ribble £261,800 £0 £261,800
Stockport £649,600 £0 £649,600
TraVord £1,059,800 £0 £1,059,800
Vale Royal £457,000 £0 £457,000
Warrington £494,000 £0 £494,000
West Lancashire £511,700 £0 £511,700

TOTAL FOR 2008–09
(Private Sector Renewal) £92,330,000 £10,000,000 £102,330,000

Table 17

REGIONAL HOUSING POT CAPITAL ALLOCATIONS 2009–10
FOR PRIVATE SECTOR

Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

England
England Total 425,662 0 425,662

North East 23,022 0 23,022
Yorkshire & the Humber 54,068 0 54,068
East Midlands 29,878 0 29,878
East of England 15,263 0 15,263
London 87,183 0 87,183
South East* 30,075 0 30,075
South West 27,000 0 27,000
West Midlands 51,030 0 51,030
North West 108,143 0 108,143

425,662 0

North East
North East Total 23,022 0

Alnwick 0
Berwick-upon-Tweed 0
Blyth Valley 0
Castle Morpeth 0
Chester-le-Street 0
Darlington 0
Derwentside 0
Durham UA 3874
Easington 0
Gateshead 0
Hartlepool 0
Middlesbrough 0
Newcastle-upon-Tyne 0
North Tyneside 0
Northumberland CC 1896
Redcar and Cleveland 0
Sedgefield 0
South Tyneside 7871
Stockton-on-Tees 9252
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Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

Sunderland 129
Teesdale 0
Tynedale 0
Wansbeck 0
Wear Valley 0

23,022 0

Yorkshire & The Humber
Y & H Total 54,068 0

Barnsley 4,189
Bradford 25,960
Calderdale 0
Craven 681
Doncaster 1,690
East Riding 2,548
Hambleton 440
Harrogate 450
Kingston-upon-Hull 1,537
Kirklees 0
Leeds 0
North East Lincolnshire 2,367
North Lincolnshire 1,865
Richmondshire 200
Rotherham 3,367
Ryedale 300
Scarborough 278
Selby 250
SheYeld 7,066
Wakefield 0
York 880
North Yorkshire 0

54,068 0

East Midlands
East Midlands Total 29,878 0

Amber Valley 409
Ashfield 1,000
Bassetlaw 850
Blaby 284
Bolsover 700
Boston 371
Broxtowe 688
Charnwood 567
Chesterfield 478
Corby 317
Daventry 186
Derby 3,470
Derbyshire Dales 355
East Lindsey 973
East Northamptonshire 435
Erewash 656
Gedling 567
Harborough 127
High Peak 511
Hinkley and Bosworth 351
Kettering 454
Leicester 2,129
Lincoln 344
Mansfield 1,310
Melton 308
Newark and Sherwood 394



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 251

Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

North East Derbyshire 545
North Kesteven 1,123
North West Leicestershire 636
Northampton 1,608
Nottingham 4,632
Oadby and Wigston 223
RushcliVe 440
Rutland 160
South Derbyshire 521
South Holland 228
South Kesteven 506
South Northamptonshire 252
Wellingborough 220
West Lindsey 550

29,878 0

East of England
East of England Total 15,263 0

Babergh 84
Basildon 692
Bedford 486
Braintree 110
Breckland 123
Brentwood 55
Broadland 94
Broxbourne 64
Cambridge 141
Castle Point 98
Central Bedfordshire 162
Chelmsford 100
Colchester 131
Dacorum 89
East Cambridgeshire 131
East Hertfordshire 71
Epping Forest 124
Fenland 1,063
Forest Heath 45
Great Yarmouth 2,055
Harlow 67
Hertsmere 3,065
Huntingdonshire 93
Ipswich 181
Kings Lynn and West 200
Norfolk
Luton 252
Maldon 186
Mid SuVolk 160
North Hertfordshire 92
North Norfolk 158
Norwich 226
Peterborough 698
Rochford 55
South Bedfordshire 0
South Cambridgeshire 67
South Norfolk 92
Southend-on-Sea 284
St Albans 82
St Edmundsbury 208
Stevenage 67
SuVolk Coastal 178
Tendring 243
Three Rivers 51
Thurrock 2,242
Uttlesford 42
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Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

Watford 90
Waveney 201
Welwyn Hatfield 65

15,263 0

London
London Total 87,183 0

Barking and Dagenham 1,807 0
Barnet 9,728 0
Bexley 0 0
Brent 0 0
Bromley 0 0
Camden 4,235 0
City of London 0 0
Croydon 14,824 0
Ealing 978 0
Enfield 0 0
Greenwich 5,800 0
Hackney 0 0
Hammersmith and 12,246 0
Fulham
Haringey 0 0
Harrow 0 0
Havering 1,904 0
Hillingdon 0 0
Hounslow 0 0
Islington 2,031 0
Kensington and Chelsea 0 0
Kingston upon Thames 0 0
Lambeth 0 0
Lewisham 0 0
Merton 0 0
Newham 13,768 0
Redbridge 0 0
Richmond upon Thames 248 0
Southwark 10,240 0
Sutton 100 0
Tower Hamlets 7,274 0
Waltham Forest 0 0
Wandsworth 0 0
Westminster 2,000 0

87,183 0

South East
South East Total 28,001 0

Adur 0
Arun 450
Ashford 0
Aylesbury Vale 0
Basingstoke and Deane 0
Bracknell Forest 0
Brighton and Hove 8000
Canterbury 0
Cherwell 0
Chichester 0
Chiltern 0
Crawley 0
Dartford 0
Dover 0
East Hampshire 0
Eastbourne 0
Eastleigh 0
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Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

Elmbridge 0
Epsom and Ewell 0
Fareham 0
Gosport 0
Gravesham 0
Guildford 0
Hart 0
Hastings 0
Havant 0
Horsham 0
Isle of Wight 350
Lewes 0
Maidstone 0
Medway Council 0
Mid Sussex 0
Milton Keynes 0
Mole Valley 0
New Forest 0
Oxford 0
Portsmouth 4000
Reading 0
Reigate and Banstead 310
Rother 0
Runnymede 0
Rushmoor 0
Sevenoaks 0
Shepway 0
Slough 0
South Bucks 0
South Oxfordshire 0
Southampton 3000
Spelthorne 0
Surrey Heath 0
Swale 0
Tandridge 0
Test Valley 0
Thanet 3600
Tonbridge and Malling 4000
Tunbridge Wells 0
Vale of White Horse 0
Waverley 0
Wealden 0
West Berkshire 0
West Oxfordshire 0
Winchester 0
Windsor and Maidenhead 4000
Woking 291
Wokingham 0
Worthing 0
Wycombe 0

28,001 0

South West
South West Total 27,000 0

Bath and N E Somerset 756
Bournemouth 1,338
Bristol 1,427
Caradon 0
Carrick 0
Cheltenham 712
Christchurch 201
Cornwall 4,342
Cotswold 482
East Devon 654
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Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

East Dorset 288
Exeter 924
Forest of Dean 501
Gloucester 964
Isles of Scilly 3
Kennet 0
Kerrier 0
Mendip 474
Mid Devon 505
North Devon 595
North Dorset 290
North Somerset 820
North Wiltshire 0
Penwith 0
Plymouth 1,532
Poole 418
Purbeck 275
Restormel 0
Salisbury 0
Sedgemoor 327
South Gloucestershire 817
South Hams 505
South Somerset 515
Stroud 492
Swindon 507
Taunton Deane 532
Teignbridge 783
Tewkesbury 288
Torbay 778
Torridge 457
West Devon 416
West Dorset 532
West Somerset 360
Weymouth and Portland 386
Wiltshire 1,804

27,000 0

West Midlands
West Midlands Total 51,030 0

Birmingham 24,382
Bridgnorth 0
Bromsgrove 63
Cannock Chase 56
Coventry 1,542
Dudley 810
East StaVordshire 554
Herefordshire 734
Lichfield 106
Malvern Hills 139
Newcastle-under-Lyme 1,222
North Shropshire 0
North Warwickshire 120
Nuneaton and Bedworth 304
Oswestry 0
Redditch 77
Rugby 136
Sandwell 2,467
Shrewsbury and Atcham 0
Shropshire UA 951
Solihull 3,009
South StaVordshire 20
StaVord 173
StaVordshire Moorlands 293
Stoke-on-Trent 5,376
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Private Sector Renewal Private Sector Renewal
Region/Local Authority & Regeneration Grant Additional Payments Total

Stratford-on-Avon 171
Tamworth 58
Telford & Wrekin 1,781
Walsall 3,328
Warwick 167
Wolverhampton 2,374
Worcester 192
Wychavon 156
Wyre Forest 26

51,030 0

North West
North West Total 108,143 0

Allerdale 1,044 0
Barrow-in-Furness 1,493 0
Blackburn with Darwen 2,987 0
Blackpool 3,530 0
Bolton 4,018 0
Burnley 1,438 0
Bury 1,474 0
Carlisle 1,600 0
Cheshire East 2,391 0
Cheshire West and Chester 2,983 0
Chorley 1,277 0
Congleton 0 0
Copeland 842 0
Crewe and Nantwich 0 0
Eden 427 0
Ellesmere Port and Neston 0 0
Fylde 579 0
Halton 2,911 0
Hyndburn 1,303 0
Knowsley 2,965 0
Lancaster 1,294 0
Liverpool 12,072 0
Macclesfield 0 0
Manchester 13,897 0
Oldham 2,565 0
Pendle 1,587 0
Preston 2,652 0
Ribble Valley 347 0
Rochdale 3,651 0
Rossendale 431 0
Salford 6,357 0
Sefton 4,063 0
South Lakeland 1,193 0
South Ribble 1,612 0
St Helens 3,292 0
Stockport 1,873 0
Tameside 2,819 0
TraVord 1,990 0
Vale Royal 0 0
Warrington 1,563 0
West Lancashire 959 0
Wigan 4,470 0
Wirral 5,241 0
Wyre 953 0

108,143 0
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Memorandum from Hanover Housing Group (BDH 38)

Executive Summary

— Hanover’s approach to achieving Decent Homes, and improvements beyond this standard, is
dependent on tenant engagement. Our approach demonstrates “best practice with wider post-2010
applicability”.

— All Hanover’s homes meet the Decent Home standard.

— We are now seeking to go beyond Decent Homes—working in partnership with residents locally,
Hanover is determining the right quality standard for each estate location.

— Our approach comprises three strands: the Hanover Quality Standard (HQS); local agreements
and the “co-payment” approach.

— The HQS is a design, environmental and maintenance approach that looks beyond the
government’s Decent Home standard.

— Local agreements are documented agreements with residents on each of our estates, setting out
the services (and their associated costs) that Hanover provides at that location.

— Co-payments will be oVered to residents who wish to make improvements to their homes
outside of the planned works programme. Hanover will match-fund residents’ contributions.

— Integral to our “beyond Decent Homes” approach is a recognition that every estate—and every
home—is diVerent. We seek to oVer choice to our residents wherever possible—supported by local
technical expertise to do so.

— Our approach therefore complements the localism, choice and personalisation agendas.

— We believe that our approach to Decent Homes, particularly “local agreements” and “co-
payments”, are examples of good practice that others may wish to follow.

— Hanover hopes that the Committee will highlight our initiatives to Communities and Local
Government (CLG) to help inform future Decent Home guidance and good practice.

1. About Hanover

1.1 Hanover Housing Association was founded in 1963. Today the Hanover Group is one of the largest
specialist providers of retirement housing, related support and services in England.

1.2 Hanover manages 19,000 retirement and Extra Care properties, including 500 on behalf of external
organisations. We continue to lead the sector in building Extra Care housing, with estates in 52 locations.
Our residents comprise tenants and home owners.

1.3 Our tenant satisfaction rating is over 91%—the highest of any landlord held by ORC International,
a research benchmark.

1.4 Our mission is “to deliver excellent living environments and tailored services that support
independence and individuality for older people”.

1.5 Hanover wants to make retirement housing a positive choice. To do this, we’ve developed a four step
approach:

— Providing clarity to allow choice.

— Engaging residents in determining quality standards and priorities for improvement.

— OVering new opportunities for rent and home ownership.

— Helping residents do the things they want to do.

1.6 Our approach to Decent Homes directly links to these four steps.

2. Hanover’s Integrated Approach to Decent Homes and Improvements to Residents’ Homes

2.1 100% of Hanover’s properties already meet the Decent Home standard (this is discounting the
minority of properties where residents have signed disclaimers to say they do not wish Decent Homes work
to be undertaken—in which case the work will be undertaken when the properties become vacant).

2.2 However, we are committed to investing in ongoing improvements and refurbishments—and wish to
go beyond the statutory minimum standard.

2.3 We want to provide homes that are not just “decent”—but homes that are in line with residents’
expectations and that are attractive to prospective residents. Our approach to Decent Homes is:

— innovative and pioneering;

— dependent on resident involvement (especially in scope and prioritisation) on an estate by estate
basis;

— based on a realism about our available resources—this is made transparent to residents when we
consult with them;
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— part of Hanover’s wider asset management strategy;

— consistent with our approach of viewing our residents as “consumers”; and

— integral to our aim to be the number one provider of older people’s housing.

2.4 Our approach to resident involvement has already been commended by the Tenant Services Authority
and the National Housing Federation.

2.5 We have a co-ordinated approach to Decent Homes that includes:

— the Hanover Quality Standard;

— new “local agreements”; and

— our forthcoming “co-payments” scheme.

3. The Hanover Quality Standard (HQS)

Unique features of the HQS

3.1 Hanover is one of the first housing associations to begin the implementation of a new housing
benchmark ahead of any government system or standard.

3.2 What really sets us apart is our emphasis on local consultation with residents to help decide what work
is carried out to their homes.

3.3 We give residents real say in determining standards and investment priorities for where they live.
Hanover has recruited more technical professionals to locally support residents in making these decisions.

A guide to the HQS

3.4 The HQS is a design, environmental and maintenance approach that looks beyond the basic Decent
Home standard. It has a new emphasis on ensuring our properties meet contemporary standards and
expectations.

3.5 The HQS programme links Decent Homes, on-going maintenance, investment programmes and asset
management reviews.

3.6 The four main components of the scope of the work are:

— internal features of the property;

— shared areas;

— aesthetics and setting; and

— energy and sustainability.

3.7 The HQS process involves Hanover explaining to residents the HQS and the thinking behind it. But
importantly, it also involves Hanover listening to and consulting with residents to understand their thoughts
and feelings on the quality of their existing homes and how they can be improved.

3.8 The conduct of each assessment against a clear framework will lead to a high level of standards
throughout estates by working with residents to create a “wish list” for planned works such as improvement
to communal areas, gardens or individual units.

3.9 The process is as follows:

— We conduct inspections of each estate, talking to residents about their views and perspectives.

— We then produce a report detailing the priority works residents would like to see carried out.

— A plan is drawn up, taking into account residents’ views, as well as issues of finance and housing
management, existing planned works and the aVordability of any works.

— We then return to the residents and talk with them about the options and the feasibility of their
proposals. We explain how the proposed work could be carried out. We also provide back-up
information on options, specifications and costs in order to provide the best possible assistance to
residents during the decision process.

— The process involves negotiation, but is based on transparency so that residents understand the
impact of decisions they make.

— Ultimately, it is residents who are making their own informed decisions on how they want to
improve their homes.

The benefits of the HQS

3.10 The HQS approach is rooted in our belief that residents know what improvements are needed and
that, since they are our customers, this is good business.
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3.11 We expect that this will:

— improve quality;

— improve resident satisfaction even further;

— make units more attractive;

— reduce voids; and

— focus and make the most of our resources.

Implementation of the HQS

3.12 The HQS is a rolling programme. All Hanover’s estates are to be surveyed by March 2010, resulting
in a four-year prioritised upgrade programme.

3.13 We tested the methodology with a selection of estates. We have also learnt from QS HQS our
experience gained in Hackney—where we took over 30 retirement estates from the London Borough of
Hackney following a large scale voluntary transfer—and worked extensively with residents in order to carry
out Decent Home improvement works.

3.14 Resident involvement in that process ensured that the works carried out delivered what residents
actually said they wanted rather than what Hanover said they should have. The final outcome delivered the
Decent Home standard but it improved residents’ satisfaction too (eg a new front entrance door and lobby
provides more than security and disabled access for residents, it can also improve the external aesthetics).

3.15 The key questions posed to residents include: what they like about their home, shared spaces and
external environment, and; what they would want to change about any of these aspects. Engagement is
mainly through a combination of resident surveys and in-depth focus groups. When our staV present the
rationale and objectives of the HQS process there is always lively and constructive discussion and feedback.

3.16 Typical key areas that emerge from consultation and feedback are shown below:

— the quality of bathrooms and kitchens are top of the agenda, with concerns over long replacement
cycles aVecting quality standards and residents’ pride in their own homes. Mainly, resident ask for
a more contemporary look;

— the need to provide a “non-institutional” feel to both the outside world and to residents internally
is high on the list too—residents ask for “personality” in communal rooms and corridors;

— security, lighting or being fuel eYcient and environmentally friendly are also important topics;

— residents would like entrances to be more secure, accessible and welcoming;

— there is a desire to improve private amenity to homes as well as communal areas;

— residents want a reduction in energy use and to improve estate performance;

— general access around the external grounds, common areas and apartments has also been raised;
and

— residents generally feel that too much signage is provided on our estates.

3.17 The budget to carry out works will be ring-fenced from sales of stock which, for strategic and other
reasons, no longer forms part of our brief.

3.18 Designs will be agreed with residents nationally and locally and individuals will also have an input
into their kitchen and bathroom layouts, and the option to purchase additional units and equipment.

3.19 The installation of kitchens and bathrooms will still take place on a pre-planned cycle.

4. “Local Agreements” at Hanover

Unique features of local agreements

4.1 Local agreements have been developed by Hanover because we our residents have indicated very
firmly to us that “local” accountability matters to them.

4.2 We believe that our approach is innovative, and chimes with the localism agenda as it involves
devolving previously centralised decisions to the people who are aVected by them locally.

4.3 The agreements ensure that residents have an opportunity to review services and costs on a regular
basis.

A guide to local agreements

4.4 Local agreements are documented agreements with residents on each estate, which set out the
services—and their associated costs—Hanover provides at that location.

4.5 The agreement sets out the level of service provided by the locally based Estate Manager of each
scheme, as well as the emergency 24 hour alarm service (“Hanover On Call”), and service contracts that
cover cleaning, gardening and local repairs.
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4.6 Local agreements are key to our strategic aim of improving the clarity of the service we oVer. They
link to four service classifications agreed by Hanover (“Hanover Housing”, “Hanover Retirement
Housing”, “Hanover Retirement Living” and “Hanover Extra Care”).

4.7 The agreements will become a key method of engaging with residents about the services provided
locally and the ways in which services might develop.

4.8 All our estates will have an agreement in place by 30 September 2009. It is recognised that these initial
agreements and documents will develop and change over time.

4.9 The initial local agreements will include the results of an exercise taking place this summer to identify
local contractors for each estate as part of our responsive repairs review.

4.10 Residents indicated that they were concerned about the loss of local accountability and control
inherent in Hanover’s previous proposals to introduce a national single contractor for responsive repairs—
residents valued having local contractors and in having a say in works on their estate. Hanover responded
by introducing a new “responsive repairs service” that allows local residents to actively choose their local
contractors. The agreements are a clear signal to our residents that we listen to them.

4.11 There will be some issues, including the tendering of repairs contracts and also the retention of an
estate manager service, where it would be considered unreasonable to review more than every two or
three years.

4.12 However, Hanover believes that local agreements should otherwise be reviewed annually—and more
often if requested by residents.

Benefits of local agreements

4.13 Local agreements give residents surety, and clarity, about the services that they can expect to receive
from Hanover in a given period.

4.14 Local agreements will also aid clarity for older people seeking to rent or buy a home from us.

4.15 There may be particular repairs, or planned works, where residents value the choice of being able to
select their own local contractor. While residents may not need the services of a plumber very often, for
example, the estate may have a regular gardener whom residents do see often.

4.16 With regard to planned works, having some say over local contractors who could be used is likely
to oVer reassurance and more control over what might otherwise be an inconvenient process for residents.

Implementation of local agreements

4.17 Hanover is nearing the end of the first phase of implementing local agreements.

4.18 Residents are working with their Estate Manager to come up with an agreement that accurately
reflects the services and amenities that their estate currently has—or the residents would like them to have.

4.19 Hanover will measure the success of local agreements via satisfaction surveys. This will indicate the
extent to which residents have found them meaningful and a helpful clarification of the services on oVer
locally.

5. Introduction of Co-payments

Unique features of the co-payment proposal

5.1 Hanover is possibly the first landlord, or certainly among the first landlords, to be close to introducing
a co-payments policy.

5.2 The policy will extend choice to our residents, help to boost the quality of our stock and is yet another
example of innovative thinking that other housing providers may wish to follow.

5.3 Co-payments increase options and provide an incentive for tenants to make improvements to their
homes outside of the planned works programme.

A guide to the co-payment proposal

5.4 Residents will be eligible for a “co-payment” if they wish to replace their kitchens and bathrooms
sooner than Hanover’s planned works programme allows.

5.5 Hanover will match-fund a resident’s contribution. Residents will have a choice of who they want to
supply, how they want it fitted and when they want the work completed.

5.6 The match-funding ratio is to be determined, and will vary according to the individual home.
However, Hanover intends to use a sliding scale approach, to reflect the period since the kitchen or bathroom
was last replaced. If the replacement was undertaken very recently then the current installation will be seen
as fit for purpose and no contribution will be made by Hanover. Conversely, if the replacement is due in the
near future, Hanover should meet the full cost. Between these extremes the resident’s contribution will
decrease over time as the replacement date comes nearer and Hanover’s will increase.
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5.7 Hanover’s current replacement cycle for kitchens and bathrooms is 27 years and 37 years respectively.
This is not considered acceptable. In the meantime, we believe that co-payments may be attractive to some
residents who recognise the ability to enhance their property by utilising to some extent their own resource.

The benefits of co-payments

5.8 The policy proposal has emerged from residents themselves—and complements Hanover’s approach
of viewing residents as customers with choices, rather than passive recipients of services.

5.9 The proposal began as a “kitchen pilot” in our north region—we replaced kitchens over 10 years old
in void properties to enhance let-ability. Existing residents felt this approach was exclusive, so the pilot was
extended to these residents. Using Hanover’s preferred suppliers and contractors, residents were able to have
50% of their costs met by Hanover.

5.10 The pilot results suggested that residents wanted more choice—having to use our supplier and
contractors was restricting and did not result in economies of scale for Hanover anyway. However, the
concept of co-payments seemed strong enough to develop nationally.

5.11 The approach makes best use of the RSL’s resources—although start-up costs may be high, in the
longer term we believe this will save Hanover money on its capital works programme.

5.12 The new approach will be extended nationally to all rental retirement housing and Extra Care
residents where the onus is on Hanover to provide planned works.

Planned implementation of co-payments

5.13 Planning is on-going but Hanover intends to oVer co-payments by the end of the financial year
(2009–10).

5.14 There is significant work to do before then:

— Co-payments will need to be clearly explained so that residents can make an informed and sensible
choice. This includes information on costs, benefits and timescales.

— Residents must then be able to rely on this information. We are aware that in the event that we are
able to bring forward a kitchen or bathroom replacement programme, this may displease residents
who have made a co-payment on the basis that improvements are not scheduled for several years.

— Hanover needs to publish a “reasonable cost figure” for kitchen and bathroom replacement—
representing the likely amount that Hanover would spend on a Hanover Quality Standard
replacement in that location.

5.15 Residents will have two options:

(a) To ask Hanover to fit a standard kitchen/bathroom and to arrange and project-manage the works.
The resident will be invoiced at the end of the process and will have the same right to involvement
in the design process as any other resident.

(b) To choose the design and the units and to arrange the installation themselves. Hanover would then
contribute the appropriate percentage towards the cost at the end of the process.

5.16 The second option will require more administration and technical oversight to ensure the
replacement is appropriate for our property, in terms of:

— value for money;

— contractor competence;

— risk management, eg for other residents; and

— satisfactory completion before Hanover pays its contribution.

September 2009

Memorandum from Birmingham City Council (BDH 39)

1. What lessons can be learned from Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

The Decent Homes Standard applied as a blanket proposal clearly disadvantaged those authorities with
a retained housing stock as opposed to RSL’s and ALMO’s. In any future scheme there needs to be equality
with regards to funding across the sector. The Decent Homes Standard has been less successful in the Private
Sector. At best local authorities can only encourage owner occupiers to bring their property up to standard.
Therefore a rethink on incentives or enforcement needs to be considered for properties within the Private
Sector. Being driven by targets and dates sometimes leads to an inflexible approach and therefore doesn’t
always produce value for money. This can be a barrier to investing in the stock on items/elements that are
not included in the Decent Homes Standard.
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2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

Due to the age of our stock means that the asset management plan is in fact a rolling programme.
Therefore a funding regime from the financial year 2011–12 is required for those landlords that have hit the
Decent Homes Standard. This will ensure that they are not disadvantaged in carrying out work to properties
where tenants refused the improvement works to make their homes to the Decent Home Standard, when
they become void. Those landlords who did not hit the decency target should look at the future life of its
stock that isn’t decent by exploring options of retention, demolition and clearance with appropriate funding.
Properties within the Private Sector pose a problem with enforcing the standard and identifying which
properties do not meet the standard.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

Linking in the estate and environmental standards is a good idea but the immediate diYculty to overcome
is what to define as the standard, how you would measure such a standard and how would you compare.
The secure by design standard could be a standard adopted. Linking fuel poverty is good idea. The other
consideration is should there be a minimum standard for DDA, included.

4. Do the management organisations—councils, including via ALMO’s and housing associations—need to
change? Will they have suYcient funds?

The simple answer is yes, change is required. There needs to be a level playing field between organisations
and therefore changes in how housing is funded would be welcomed. There are insuYcient funds to meet
increased standards; we barely have enough funding just to keep pace with the current standards, due to all
our improvements having to be self financed.

5. What are the implications for decent housing standards of the government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

The consultation issued on 21 July is certainly a welcome step and oVers the opportunity to ensure that
the future financial framework for local authority housing finance allows decent housing standards to be
delivered and maintained across the entire sector. The principle that council housing finance should be
devolved is a sound one, in that it is consistent with the principles of local accountability and allows
individual local authorities to be better placed to respond to the varying specific needs of our tenants.
However devolution alone is not enough. The basis on which the transition is made and the underlying
impacts on future resource availability and flexibility, will ultimately be the key to the success or failure of
this proposal. The consultation, its responses and the ultimate outcomes are therefore of critical importance
to the future prospects for local authorities as social housing landlords and the ability to maintain properties
at an appropriate standard (whether the Decent Homes Standard or any other standard agreed at a local
level as being appropriate).

6. How should the Decent Homes target for the private sector homes occupied by vulnerable people be taken
forward?

The importance of understanding the authority’s private sector housing stock condition and levels/areas
of non decency and vulnerability for targeting of services should not be understated. Authorities should be
given greater encouragement to complete regular representative stock condition surveys and publish results
with appropriate financial support to undertake and analyse these.

The lack of a national target has lessened the importance of this issue. There is however the more complex
circumstance whereby it is the home-owners choice if they make their home decent and local authorities can
only encourage this through help and advice and providing aVordable loan schemes. Funded (ie grant)
regimes are now very limited and generally only oVer opportunities and assistance for home owners to move
towards the decent homes standard eg thermal eYciency or Category 1 hazards. Equity release loans for
larger improvements are a valid option but not the most appropriate solution for all vulnerable households.

Future targets could be developed around elimination of category 1 Hazards and assistance to remove
Fuel Poverty and create sustainability particularly improving thermal eYciency. Recognition should be
given that is overly simplistic to solely focus on Decent Homes for this sector and continued support should
be given to Home Improvement Agencies that take an holistic view of household’s housing needs. Targets
could also be developed around the provision of advice and information eg to reach a percentage of
vulnerable households per annum on latest stock condition information.
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7. Are there adequate arrangements in place for the future regulation of minimum accep able housing
standards?

The proposals for sector wide regulation through the HCA, Audit Commission and the Tenant Services
Authority would seem to present adequate arrangements for the future regulation of the minimum housing
standards.

8. Are there local examples of innovative best practice with wider post 2010 applicability?

There are a number of local examples where innovation and best practice has been gained in the current
programme which can transfer into the world post 2010. Birmingham City Council set up the Birmingham
Construction Partnership, based upon the “Egan Principles”. For the last five years this partnership has
worked with Birmingham City Council Housing Department to successfully deliver over £400 million worth
of work to the housing stock to ensure our properties meet the Decent Homes Standard. The partnership
has delivered a consistently high standard of work whilst providing an eYcient, value for money service
utilising local suppliers and employing locally sourced labour.

September 2009

Supplementary memorandum from Birmingham City Council (BDH 39A)

I have set out below the additional information that was requested by the Committee.

Decent Homes Specification in Birmingham

The key elements of work that are completed by the Council in our tenants’ properties under the Decent
Homes requirements are as follows:

(a) the statutory minimum standard for housing (as defined in the Decent Homes guidance) is met;

(b) the property is in a reasonable state of repair (as defined in the Decent Homes guidance);

(c) the property has reasonable modern facilities and services. The definition allows two failures (from
six criteria) within a “decent home”. Our approach to Decent Homes in some cases is to allow
kitchens and bathrooms to exceed the age criteria of 20 and 30 years respectively, as long as the
remaining criteria concerning space, layout, location and external noise insulation are met;

As we complete the Decent Homes programme, the focus of our planned investment programme
will be to implement an extensive kitchen & bathroom replacement programme to meet our
tenants’ aspirations for a greater degree of modernity.

(d) the property provides a reasonable degree of thermal comfort. In addition to providing modern,
eYcient, fully programmable heating systems and insulation our investment also includes the
provision of double glazing both to improve the thermal eYciency of the properties and to meet
our tenants’ expectations; and

(e) the Decent Homes Standard in its current form is only narrowly concerned with certain aspects of
council house stock condition. The strategy to our council housing investment is more
comprehensive and includes additional essential elements of works for example, lift refurbishment,
DDA compliance and fire protection work in communal areas.

Birmingham’s View of the Work that should be included in Decent Homes and Funded (As Part of
the Proposed HRA Finance Reform)

It is clear that the existing Decent Homes Standard is a good starting point for ensuring that a consistent
minimum standard is in place across the social housing sector. However, it is entirely appropriate that the
scope should be extended to include:

— maintenance of communal areas and facilities including lifts, common rooms, concierge facilities,
digital TV;

— fire protection of communal areas;

— compliance to the Disability Discrimination Act;

— rectification of construction design structural deficiencies; and

— external maintenance of estates including minimum standards for pathways, fencing, boundaries
and the wider area in which dwellings are located.

The funding for these investment needs should be included in the financial assessment under the self
financing proposals in the planned HRA Finance Reform.
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Birmingham’s Progress under Section 3 of the Housing Act 2004

The actions that Birmingham City Council has taken and is taking to review standards in the private
sector are as follows:

— a comprehensive survey (based on a sample of 4,000 diVerent property types) was completed in
2005–06 and provided a good analysis of conditions across the City, District and Ward levels;

— a new survey is currently being commissioned (based on a statistically reliable sample of 1,800
properties);

— these major surveys will be completed on a cyclical basis (between three and five years); and

— the major surveys are supported by a continuous rolling programme of random samples of stock
by the private sector team as part of our annual capital programme investment.

Sukvinder Kalsi

December 2009

Memorandum from BRE Housing Group (BDH 40)

Summary of Key Points

— Setting standards is not always the best way to improve housing.

— National standards reduce the scope for real tenant participation in decision-making and setting
priorities.

— Standards need to be agreed, easily measured and monitored.

— Encouraging more stock transfers will not necessarily improve standards—it is the quality and
commitment of the people that matter rather than the type of organisation that they work for.

— Tenants do not want more “standards”—they want improved and more intensive housing
management and caretaking.

The following observations draw heavily on the work I have carried out for CLG in investigating how
social landlords were implementing the Decent Homes standard in practice and a recent project for the
Greater London Authority assessing what a successor standard might cover.

1. Standards are not always the most appropriate or eYcient way to eVect improvements in housing.
Standards are useful to provide clarity about what tenants should expect and what social landlords should
deliver but they can be inflexible. Items to be covered by standards should satisfy all of the following:

— be seen as important by all stakeholders;

— have overriding significance for the country;

— be easily and objectively assessed;

— be within the power of social landlords to decide and influence; and

— not duplicate existing standards and requirements.

2. Many items that have been suggested as part of a “new standard” do not conform to these. For
example—fuel poverty is often suggested as an additional item but social landlords have no control over
two of the most important determinants—household income and fuel prices. Similarly there is a lot of talk
about standards relating to “estates” or “security” but how do you set a single standard for all estates and
are tenants and leaseholders willing and able to pay the extra service charges for it?

3. For other aspects that do not satisfy these criteria, there are more eVective strategies to improve
performance and provision; principally by consulting with tenants to agree priorities and solutions for
particular areas, estates or blocks.

4. It is also important to remember that improvements do not necessarily have to involve spending large
sums on capital projects and there are a number of areas where more intensive housing management and
enhanced responsive and cyclical maintenance have a pivotal role to play in improving standards. This
includes issues of noise and Anti Social Behaviour as well as general upkeep of estates and essential services
like heating and lifts. The focus on building work and hardware has diverted resources from housing
management and there is a need to rethink the balance between capital and revenue expenditure in some
areas. Similarly, substantial improvements to some aspects could be achieved by relatively modest works eg
improving controls to communal heating system and reducing overrun on cold water supplies. One of the
tenants who attended the focus group we set up as part of the work for the GLA summed it up very simply

“You’re looking for a new standard, but in actual fact, above all, what tenants will want is not a
new standard but to do things properly”.
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5. There is a strong case for a successor standard to Decent Homes setting basic minimum levels of
performance and aspirational regional or national targets for diVerent types of buildings in the following
areas:

— Energy eYciency.

— Carbon emissions.

— Summer overheating.

— Water use.

— Dwelling security.

— Serviceability of lifts.

6. These levels of performance should be based on simply constructed scores that recognise that diVerent
parts of the stock have diVerent potential for improvements. Any successor standard should keep evaluation
of these elements separate, rather than allowing Landlords to trade these elements oV against each other
through a score based system.

7. Social landlords should consult with residents at an appropriate level (area, estate or block) to establish
what improvements (physical, management and maintenance) are needed to the following aspects and what
the priorities for investment should be. They should then incorporate them into their ongoing stock
management and maintenance plans for individual estates or areas for incremental improvement:

— Noise.

— Health and safety (beyond the statutory minimum).

— Security of the surrounding estate/area.

— Provision of lifts to blocks of flats.

— Provision of block security systems.

— Storage and recycling of domestic waste.

— Provision of accessible green space.

— Flood risk management.

— Provision of play/child friendly space.

— Provision of cycle storage.

— Provision of clothes drying facilities.

— Biodiversity in the local environment.

— Parking facilities.

8. This will involve detailed consideration about the balance of investment in capital works and
additional resources related to caretaking and housing management. Addressing these issues is likely to
result in an increased management and maintenance costs, which may have implications for service charges.

9. The following aspects need improving on some estates and in some areas, and will make a diVerence
to resident quality of life, but are best dealt with by Service Level Agreements and targets.

— Maintenance of heating systems.

— Maintenance of lifts.

— Standard of common areas, estates and immediate environment.

— Maintenance of block security systems.

— Maintenance of accessible green space.

— Maintenance of play areas/child friendly space.

10. Accessibility of social housing should be improved incrementally by encouraging Landlords in their
refurbishment schemes to take more account of this and to exploit quick wins in this area. Tenants and
leaseholders should be provided with advice on how to use their homes eYciently especially in the areas of
overheating, energy eYciency, recycling of domestic waste and water use.

11. Simply changing the type of organisation will not improve property conditions. Using the Decent
Homes targets as a way of forcing Local Authorities to carry out stock transfers and/or set up ALMOs has
been deeply unpopular with tenants and staV within these organisations. From my experience of talking to
many authorities, ALMOs and associations I am struck by the fact that it is the drive, calibre and vision of
the staV (particularly those at the top) that is important in delivering improvements and a quality service
rather than the type of organisation that they work for.

September 2009
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Memorandum from the Tenant Services Authority (TSA) (BDH 41)

Introduction

The Tenant Services Authority (TSA) is the new regulator for aVordable housing. We launched on
1 December 2008. We are operating with the inherited regulatory powers of the Housing Corporation whilst
we develop a new regulatory framework based on the functions and powers of the TSA set out in the
Housing and Regeneration Act 2008.

We believe housing matters, and that access to good quality housing improves lives. Our goal is to raise
the standard of services for tenants.

The TSA’s new powers will be “switched on” in Spring 2010. The TSA will also, subject to Parliamentary
approval of secondary legislation, take on the responsibility for regulating local authority housing at the
point when its new powers are commenced.

Summary

— The RSL sector in England has been largely eVective in delivering the Decent Homes Standard
(DHS), and regulatory information indicates that the targets for 100% compliance will be attained
within agreed timescales, which in some cases are later than December 2010.

— RSLs have largely achieved this without recourse to capital subsidy from the taxpayer, and the
overall eVect has been to raise the physical standard of homes and improve asset management
practices in doing so.

— There will be some backlog of RSL homes at December 2010, but the largest proportion of this
relates to recent stock transfers, and the timescale for achieving the standard is established through
the stock transfer process.

— The Housing and Regeneration Act 2008 establishes the TSA as the regulator of social housing
with the intention that it will regulate both RSL and local authority landlords—this statutory
framework provides a more transparent and eVective approach to future standard setting and
regulation of the quality of accommodation provided by those landlords than the previous
arrangements.

— The TSA standard at April 2010 will give eVect to a direction from government—subject to the
CLG consultation on this, we expect that it will not change the definition of DHS, but does make
clear that it will continue to be an ongoing minimum requirement beyond December 2010.

— The ability of LA landlords to comply with this standard depends on their funding position; the
proposals for reform of council housing finance oVer the prospect of local authorities being in a
better position to manage the quality of their housing stock on a more stable and predictable basis,
but realising this will depend on the specific outcome of the review.

— Many landlords have gone beyond the basic requirements of the DHS in agreeing with their tenants
wider local standards for the quality of the local estate environment and oVering them a degree of
choice over the improvements to their home; our standards framework will require that landlords
develop local standards with their tenants to cover a range of areas including quality of
accommodation.

— Dealing with the environmental performance of homes as set out in the Low Carbon Transition
Plan is a major challenge; setting new higher standards to succeed DHS are likely to be necessary
to meet the goals in that plan, but they will not be suYcient on their own and the total costs of the
necessary work and how it will be funded are not yet suYciently clear.

1) Lessons from the Decent Homes Programme

2) TSA, and previously the Housing Corporation, are responsible for tracking the performance of
Registered Social Landlords (RSLs) in England.

3) Based on data from 2009 returns, the current proportion of RSL homes not meeting the standards is
8.3% (182,455 homes out of a total stock of 2,195,195). At December 2010, we expect that the level of
compliance will be approx 95%. The forecast level of compliance is an estimate based on extrapolation of
trend data and information provided to us by RSLs either through returns or other regulatory activities.

4) It is our assessment that the following are the key changes that have been generated by the DHS
programme:

(a) stock condition in RSL sector has improved to a clear, consistent minimum standard;

(b) asset management strategies and systems are significantly better than they were a decade ago, and
the need for eVective resourcing and management oversight of stock reinvestment is now widely
recognised as a core organisational competence;
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(c) allocation of financial resources now follows the logic of asset management strategies so that RSL
boards now adopt a more balanced approach to decisions about investment;

(d) there has been innovation in procurement approaches such as the establishment of procurement
consortia which reduce costs of purchasing materials by combining the purchasing power of a
number of landlords usually on a regional or sub-regional basis—this developed from the approach
first established with the Fusion 21 procurement consortium; and

5) RSLs have generated these outcomes predominantly without recourse to additional direct subsidy (so
from their own balance sheet resources).

6) Forecast position at December 2010

7) In accordance with CLG policy, we established a time limited process in 2006–07 to consider
applications for extensions to the deadline, for specified reasons, from existing RSLs. We considered a
number of applications and granted extensions of varying length, in most cases of 3 years or less, to
18 landlords covering 10,264 properties (0.47% of stock in the RSL sector).

8) In addition to this, where local authorities have transferred their stock to new RSLs, the timetable for
completion of improvement programmes that deliver DHS is agreed with tenants through the transfer
process and that forms the basis for the regulatory requirement as to the time over which DHS compliance
must be achieved. There are 18 such recent stock transfer associations that will not meet the 2010 deadline.
These comprise the greatest proportion of the estimated 5% non-compliance with the 2010 deadline.

9) There are a further 39 associations where there is a significant possibility that they will not meet the
2010 target, and at least one potential new stock transfer association.

10) Taken together the homes owned by landlords in the categories in paragraphs 7–9 make up the
estimated 5% of stock that will not meet the standard in December 2010 (para 3). The precise position will
continue to change for individual associations within these categories. The total number of homes owned
by RSLs also changes as new stock transfer associations are registered. We expect that some RSLs will
outperform their current projections. However, we do not anticipate that there will be a material change in
either direction from this estimated outturn between now and December 2010.

11) Homes that do not meet the DHS because of tenant refusals of work account for an estimated 1.1%
of stock (from 2009 regulatory returns). Those homes will be capable of improvement at the point at which
they are relet.

12) Future standards and regulation

13) The TSA was established in December 2008 as the Regulator of Social Housing. We are currently
consulting on the development of a new regulatory framework. The statutory basis for this is the Housing
and Regeneration Act 2008 (HRA08). A central element of the new approach to regulating social housing
will be a new standards framework.

14) The Government has a power to direct TSA in relation to certain standards. This includes the quality
of accommodation. CLG published a consultation on draft directions to TSA on 17 July 2009. This
consultation includes a direction on a TSA standard for quality of accommodation.

15) The policy objective of CLG is set out in that draft direction. This is, in summary:

(a) restatement of the requirement for social housing to meet DHS requirements by December
2010 unless there is an agreed extension;

(b) a formal indication that stock should continue to be maintained to the DHS level;

(c) this direction applies both to RSLs and to local authority landlords; and

(d) recognises that the direction and standards cannot make provision for funding and that therefore
requires TSA to take account of landlords’ position in assessing how this standard will be met—
our approach to dealing with LAs in particular will need to be handled in the context of their
present and potential future funding arrangements.

16) At present, the TSA is operating an inherited regulatory framework previously operated by the
Housing Corporation in respect of RSLs only. The policy intention of Government is that TSA should be
a regulator of all social landlords.

17) On 7 July, it published a draft order for consultation under s.114 of HRA08 which sets out the terms
on which it proposes that TSA will regulate local authority landlords. Subject to the introduction and
consideration of the order by Parliament, and when TSA’s statutory consultation is concluded in early 2010,
the TSA’s regulatory framework will apply to LA landlords from April 2010.

18) Therefore, we expect that when TSA commences its statutory consultation on the new regulatory
framework it will have:

(a) received directions from CLG on standards including the quality of accommodation standard; and

(b) a clear view of the terms on which it will regulate local authority landlords as well as RSLs.
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19) Our statutory consultation on our regulatory framework on standards will set out how we will comply
with the direction by proposing a standard for quality of accommodation. It will also set out how we will
approach regulation of compliance with those requirements.

20) On 9 June 2009, TSA published its discussion document, “Building a new regulatory framework”.
The consultation period for this closes on 8 September 2008. It sets out some preliminary proposals for
discussion which include how we propose to regulate across the full range of social landlords, and what we
think a tenant focused approach to standards means in practice.

21) The key points for this committee are:

(a) the proposals for the quality of accommodation standard were based on our discussion with CLG
of their policy intention;

(b) newer stock developed with public funding has been designed to standards higher than that
required by DHS, and the standard should ensure that such stock continues to meet the standards
agreed at the point of funding;

(c) recognition that social landlords’ approach to improvement programmes has often gone beyond
the minimum requirements of meeting the DHS standard to enable, for example, a more coherent
approach to the improvement and regeneration of the wider social housing estate, including
communal areas, and to deal with the safety and quality of the neighbourhoods in which tenants
live; compliance with our requirements on quality of accommodation should not be limited to the
bare requirements of the DHS, and will require that landlords establish local standards with their
tenants which reflect their priorities and the needs of their neighbourhood; and

(d) for RSLs only, we expect that we will be directed by government on the standards we set for rents
for 2010–11; the draft direction is that the current rent restructuring policy should continue based
on convergence on target rents; therefore landlords cannot fund improvement and maintenance
works to their homes by allowing rental costs to rise outside of the levels permitted by the rent
restructuring regime. We expect that directions and standards for rents in subsequent years will
apply to both RSLs and local authorities.

22) This approach to setting standards for quality of accommodation will be put on a clearer statutory
footing than the current arrangements. There is a transparent mechanism for establishing and achieving
policy objectives for the quality of social housing stock. The new regulatory system provides government
and the taxpayer with a more robust regulatory framework within which social housing stock is not allowed
in future to accumulate a new backlog of underinvestment.

23) However the eVectiveness with which this can be secured in the local authority sector is linked to both
the completion of the current funding commitments to the DHS programme and to the outcome of the
council housing finance review.

24) Funding position of social landlords and proposals for change to council housing finance

25) RSLs have largely delivered DHS improvement programmes from their own balance sheet resources,
including most Large Scale Voluntary Transfer RSLs that have been established to take transfer of LA stock.

26) This funding model is one that we expect to continue, and our approach to establishing viability
standards and monitoring the financial position of RSLs, will take account of the requirement to invest in
the condition of their social rented stock based on long term projections of stock condition and the
consequent capital and revenue expenditure impacts.

27) Local authority landlords who have retained stock are not in an equivalent position. They have not
been able to take on additional long term borrowing or expenditure commitments outside of the local
government borrowing regime or the HRA subsidy system. Most have required a share of the £21 billion of
funding through the Decent Homes funding programme.

28) Reliance on these funding streams poses risks for some local authority landlords who are at the back
of the queue for these resources. There are extensive outstanding commitments through to 2016–17 that
depend on the Decent Homes funding programme, and those ALMOs that have not yet secured the required
inspection rating of two stars have not secured agreed funding programmes to enable them to commit to
contracts for improvement works.

29) Even for those LAs/ALMOs that will achieve the 2010 target, stock condition is not static. As
components age, stock will progressively become “non-decent” again. The ability of those landlords to
maintain that stock is reliant on the year to year determination of levels of rent and allowances in the HRA
subsidy system. This is a continuing base cost to maintaining stock condition before any consideration of
establishing higher standards for social housing.

30) The current proposals for reform of council housing finance oVer the prospect, at least in part, of
putting local authority landlords on a similar footing to RSLs.

31) We do not make any particular comment here about the specific proposals under consultation by
CLG, other than to note that the question of how historic debt is treated and allocated is a matter of
considerable tension. It is vital that council housing finance is reformed so that it generates more equitable
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outcomes and operates in a more transparent way. Local authority landlords must be able to demonstrate
clear connections between the rent they collect and how that is spent on delivering housing services and
maintaining the quality of their tenants’ homes.

32) The settlement and implementation of the outcomes of this review will take longer than the
commencement of the new TSA regulatory framework. As the CLG consultation document recognises, this
will require:

(a) a review and further direction to TSA from government, in respect of rents for LAs as well as RSLs
and the interaction of the rent setting framework with the quality of accommodation standard; and

(b) local authority landlords to be able to establish robust longer term business plans that are
developed with tenants’ involvement, and which ensure that there is the ability to fund
improvement and repairs to stock from within available and secure funding resources. This will
require a settlement on historic debt that enables a self-funding system for LA landlords, and the
ability to access suYcient long term public sector borrowing (to put them in an equivalent position
with RSLs).

33) We welcome the recognition of the TSA’s role described within that consultation on ensuring that
value for money is secured through the eventual arrangements. Given the skills and experience that we have
developed in scrutinising the performance of RSLs in this area, we believe that we are best placed to
undertake the equivalent role in respect of local authority landlords under a reformed council housing
finance system.

34) Amending minimum standards

35) The current definition of DHS is a minimum requirement—many landlords have gone beyond this
requirement often in terms of the scope of the works they have undertaken, or in oVering more choice to
tenants about how their homes are improved.

36) The DHS standard should not remain unchanged in perpetuity. It is not set at a high level. The
commitment to ensure that social housing does not again fall below that standard is a welcome policy
decision.

37) The UK Low Carbon Transition Plan published by DECC in July identifies the need to substantially
reduce the carbon emissions from our housing stock. The clear implication of this plan is that existing social
housing will need large amounts of further capital expenditure to achieve the target for zero or near zero
CO2 emissions to be achieved.

38) We welcome the broad thrust of the Low Carbon Transition Plan and the Heat and Energy Saving
Strategy as they relate to the TSA’s work.

39) This evidence does not deal in detail with these challenges but we see the following as the primary
issues:

40) There needs to be a more detailed and robust assessment of the range of costs of delivering the
necessary physical works to social housing stock. There needs to be a coordinated and coherent view of how
that cost is built up and what the cost drivers are likely to be.

41) This cost modelling is a necessary to establish the likely funding requirement, how these costs will be
funded and by whom. This will be necessary to enable evidence-based decisions on the most eVective market
interventions, whether or not they should be made by the TSA, to achieve the policy objectives.

42) There is a daunting technical and procurement task implicit in the target to reduce and eliminate
carbon emissions from homes. However, the achievement of emission reductions in social housing and
elimination of fuel poverty in households living in social housing are also contingent on choices made by
tenants in lifestyle and energy consumption, and information and support is necessary to enable them to
make informed choices.

43) Fuel poverty is a clear risk to tenants in social housing, and eliminating this requires not only the work
necessary to make homes energy eYcient, and adapting them for the wider eVects of climate change. It also
requires eVective interventions to deal with fuel costs and the level of household income.

44) These require a wider consideration both of how benefits operate to support tenants with all the costs
of living in a home, rather than just the rent, and of the operation of social tariVs by energy suppliers.

45) We are committed to working with government to identify aspirational standards and benchmarks
for energy savings and emissions reductions in refurbishment, for diVerent property types. However the use
of a quality of accommodation standard to secure wider objectives for environmental sustainability and
carbon emission reduction is not the only, or necessarily the primary lever by which the objectives might
be secured.

46) There needs to be a stronger evidence base for the cost of meeting given targets, and which part of
society should bear those costs.

47) This will mean selection from a range of levers by which those targets might be secured.
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48) A higher TSA standard for quality of accommodation dealing with environmental performance
would be one part of a wider approach which could include use of carbon tax or trading obligations,
enabling and encouraging tenants themselves to adopt more energy eYcient lifestyles, a more coherent
benefit system and the use of pay as you save mechanisms which take account of housing costs as a whole
and not just rental charges.

September 2009

Memorandum from the Local Government Association (LGA) (BDH 42)

The Local Government Association (LGA) Group welcomes the opportunity to respond to the consultation
“Beyond Decent Homes: decent housing standards post 2010” issued by the CLG Select Committee.

The LGA group is made up of six organisations: the LGA, Improvement and Development Agency, Local
Government Employers, Local Authorities Co-ordinators of Regulatory Services, Local Partnerships, and
Leadership Centre for Local Government.

The LGA is the single voice for local government. As a voluntary membership body, funded almost entirely
by the subscriptions of our 424 member authorities in England and Wales, we lobby and campaign for changes
in policy and legislation on behalf of our member councils and the people and communities they serve. We work
with and on behalf of our membership to deliver our shared vision of an independent and confident local
government sector, where local priorities drive public service improvement in every city, town and village and
every councillor acts as a champion for their ward and for the people they represent.

Summary

— Even once the current decent homes standard is achieved for social housing, there remain further
considerable challenges—maintaining stock which has been improved in good condition,
responding to legitimate tenant aspirations for improvement, improving energy eYciency and
carbon emissions, and improving standards in the private sector.

— Tackling these challenges will be all the more diYcult in a climate of very constrained public
spending. However, the LGA Group believes that our proposals for reform of council house
finance and funding for energy eYciency have potential to deliver improvements without massive
additional demands on the taxpayer.

— We are not convinced that the current Decent Homes standard should be replaced by something
covering the same range of aspects of condition. Rather, subject to minimum standards for the
health and safety of tenants, social landlords—individually or together, should be free to develop
local standards responding to the views of their tenants, subject only to the regulatory oversight
of the Tenant Services Authority.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

1. The social sector has been subject to a target that all homes should meet the Decent Homes standard
by 2010, and this looks set to be achieved for the overwhelming majority of homes. Whilst addressing non-
decent private sector homes occupied by vulnerable people remains a government priority, the national
Decent Homes target was abolished in 2008 and the Decent Homes standard cannot be enforced in the
private sector.

2. The 2007 English House Condition Survey notes that approx 7.7 million non-decent homes—1.1
million in social housing, 1.2 million private rented and 5.3 million owner-occupied. We suggest it would
not be realistic to upgrade the Decent Homes standard whilst so many non-decent homes remain under the
existing definition, with no realistic programme in place to get them upgraded. The current standards for
the private sector as set out in the Housing Act 2004 ensure that properties meet appropriate health and
safety. We believe that these do not need reviewing at this time, having only recently been introduced.

3. Indeed, achieving even the Decent Homes standard in the private rented sector is likely to be very
challenging in an environment of very constrained public spending, unless government were prepared to
mandate landlords to bear the cost themselves. HHSRS already enables councils to deal with the health
impacts of poor housing and is an enforceable standard. Upgrading old kitchens and bathrooms that are
still serviceable, present no risk to the occupiers, and cannot be enforced could be seen as less of a priority.
As such, category 1 hazards under the HHSRS could be the standard against which housing standards are
monitored focusing on “Safe and Healthy” housing.

4. We agree with the emphasis the Government is now placing on tackling the energy eYciency and
carbon emissions of the existing housing stock. It is especially important that this includes the private rented
sector. The proposals in our recent policy document Kyoto to Kettering70 would enable, we argue, more
eVective area based schemes for bringing properties up to a good standard, indeed better than Decent
Homes, which, for example only requires 50mm of loft insulation.

70 From Kyoto to Kettering, Copenhagen to Croydon: local government’s manifesto for building low-carbon communities, July
2009 http://www.lga.gov.uk/lga/aio/2400550
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Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

5. On 29 June, the Government announced a £1.5 billion package to support increased supply of housing
as part of Building Britain’s Future. On 17 July, further details of the package were announced, including
funding for ten local authorities to build new homes under the housing private finance initiative (PFI). In
a letter to the LGA, the Housing Minister said that this would be funded through eYciency savings by the
Homes and Communities Agency (HCA) and eYcient and flexible management of its housing and
regeneration programmes.

6. On the same day, the HCA wrote to Arms Length Management Organisations (ALMOs) announcing
that funding under the ALMO capital programme would be deferred for those ALMOs that have not yet
achieved two star status. This eVectively means that ALMOs that have not yet achieved two star rating will
not receive planned funding for their decent Decent Homes programmes. In addition, there can be no
commitment to continued funding for Decent Homes in the post 2011 financial period.

7. The decision aVects eleven councils in total, six of whom are in London. The total funding deficit over
the next five years is in the region of £970 million71. This includes those most recently launched ALMOs
who are investing heavily in preparing for their forthcoming Audit Commission inspections in the next six-
nine months. A number of ALMOs that had been promised funding this financial year have already drawn
up programmes of work and communicated these to tenants. Withdrawing funding at short notice
significantly damages ALMOs’ and councils’ ability to plan and deliver vital services, and will amount to
real and immediate cuts to services for tenants.

8. The LGA is calling for government to:

a. immediately reinstate or replace funding for those ALMOs who are on course to achieve two stars
and have planned programmes of work in 2009–10 and 2010–11.

b. commit to continued investment for improving the condition of council owned housing in the post
2011 period and to work with local government to agree a mechanism for delivering this
investment. This will need to be considered alongside the reform of the Housing Revenue Account
and the development of a new system of council housing finance.

Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

9. Subject to the Government proceeding with secondary legislation under the 2008 Act, there will be a
new regime for the regulation of all social landlords on a consistent basis from April 2010. The LGA and
partner organisations lobbied energetically and successfully for the Government to amend its legislation so
the new regime was not limited to housing associations. We believe these new arrangements oVer the
potential for a new approach to the setting of standards for the condition of the local stock. In line with the
principles underlying those new arrangements, there should be less emphasis on government or regulators
setting national standards which apply across the whole stock, and more emphasis on landlords—
individually or working together in a locality, to set their own standards reflecting what tenants want in
particular places.

10. The new Tenant Services Authority (TSA) should, of course, ensure that all social tenants live in
properties which are not a threat to their basic health and safety. But, far more than currently, other aspects
of condition should be for individual landlords to determine, reflecting what their tenants tell them about
their priorities. The proposals on local standards set out in the TSA’s recent discussion document72 oVers
a framework for doing this.

What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

11. The announcement to consult on a devolved system of council housing finance was a substantial
victory for councils working together through the LGA’s housing campaign Places You Want To Live. This
is a significant step in the right direction to allow councils to maintain and improve the standards for their
housing without massive additional demands on the Exchequer. However, there are a number of issues which
need to be addressed to enable councils to fulfill their potential to improve their stock.

12. The consultation paper proposes a one oV payment for councils to leave the Housing Revenue
Account. This will mean a redistribution of debt between councils, with lower debt councils taking on
additional debt.

13. The most important issue for the sector’s response to the consultation will be what debt, if any, should
be redistributed in this way—taking account of the proposals in the LGA’s policy document73 that the
Government should write oV councils’ current housing debt entirely. The consultation paper oVers a
notional debt figure of £18 billion. The LGA’s calculations put current (real) debt at £15.5 billion. Currently
around £1.1 billion of the £6 billion of income raised annually in the subsidy system services this debt. The

71 This estimate is based on information provided by aVected councils to the LGA.
72 Building a new regulatory framework—a discussion paper, June 2009.
73 Local Housing—Local Solutions: the case for self-determination, June 2009 http://www.lga.gov.uk/lga/aio/2001508
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LGA believes that future investment in our homes, improvement to stock and the delivery of new lower
carbon homes will be hindered if councils are loaded with excessive debt. Councils need suYcient headroom
in their business plans for them to be able to contribute eVectively to their communities.

14. Ensuring that councils are not burdened by excessive debt will enable them to provide 80,000–90,000
new aVordable homes over the next five years delivering approximately £35 billion additional investment to
the English economy. With nearly two million people on council housing waiting lists this new housing
would help to reduce housing benefit bills and the public cost of homelessness, and would allow councils to
house homeless families more quickly.

15. Ahead of comprehensive reform of the current system, we believe there should be a remission in
2010–11 and 2011–12 of the “negative subsidy” which many councils are paying. The LGA will show how
this would generate activity in the construction economy as well as securing improvements for tenants.

Should minimum acceptable social housing standards be amended to take account of environmental standards,
fuel poverty and the estate?

16. We agree that carbon reduction and improved energy eYciency are extremely important for the next
stage of housing policy. The issue, however, is at least as much how the necessary huge programmes of work
can be funded and delivered as the setting of standards.

17. At the national level there are a range of diVerent initiatives and funding streams to improve the UK’s
housing stock. These include £2,800 million from the Carbon Emissions Reduction Target (CERT) and £350
million from the Community Energy Saving Programme (CESP), which are funded and administered by
energy suppliers and generators, £874 million from Warm Front, £2,200 million from Decent Homes and
£84 million from the Social Housing Energy Saving Programme.

18. The LGA believes that energy eYciency needs to be at the heart of council and other housing
providers’ considerations and future plans for their stock. Higher energy eYciency and carbon reduction
initiatives will enable landlords’ to improve stock condition, reduce fuel poverty, improve health and reduce
the environmental impact that housing creates. The LGA publication From Kyoto to Kettering: local
government’s manifesto for low carbon communities illustrates how these initiatives can be paid for without
having a burdensome impact on public expenditure.

19. The same publication sets out how local government could better coordinate and use funding to
deliver local insulation schemes. For example, in Kirklees 40,000 households will benefit from a free
insulation oVer—saving each one £300 each and every year on their fuel bill. Energy suppliers have chosen
the cheapest route to deliver their carbon obligation, for example giving away over 150 million low energy
light bulbs instead of tackling the lack of insulation in homes.

20. There are around 1.2 million social homes that need insulating. Adding to the range of funding
initiatives is the Social Housing Energy Saving Programme (SHESP) administered through the Homes and
Communities Agency. The aim of this programme is to help social landlords insulate hard to treat cavity
walls that would not otherwise be filled under the Decent Homes programme. The budget for 2009–10 was
£54.5 million, but local authorities were given only a month to formulate and submit a bid to improve their
“harder to insulate” cavity wall dwellings. This was an incredibly short space of time in which to announce
and expect local authorities to pull together a serious funding bid. London successfully secured 75% of
this funding.

21. The LGA is calling for a single National Community Energy action Fund to distribute funds to local
areas to be coordinated by councils. This would ensure cost eVective, comprehensive and systematic delivery,
moving away from the current scatter-gun approach to delivery.

22. The LGA recognises that zero-carbon new homes provide the potential to fund local projects to
provide insulation for existing homes. This could be through a local community energy fund to pool
developer funding. The London Borough of Barking and Dagenham have adopted this approach through
a local energy services company.

September 2009

Memorandum from Bolton at Home Arms Length Management Organisation (BDH 43)

Key Points:

— Decent Homes programme was essential but situation should not be let slide again so we would
have to repeat it in 10 years.

— Reliable and suYcient future resources are required to maintain stock once it has reached decency
standard.

— Minimum decency standards have to embrace the wider socio-economic and environmental
outcomes that are essential to pace shaping.

— As well as delivering improved dwellings, the programme also had other outcomes.
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— Customers want and expect decent communities rather than just decent homes. This should cause
a re-think as to what is considered a “core” service.

— Housing organisations need to evolve and be given more freedoms without them losing
accountability.

— The actual state of the stock has to be the basis for the funding requirement for decency regardless
of standard.

— Bolton at Home and others can help those organisations who are struggling to hit deadlines for
completion of programmes.

— The diYculty in hitting decency standards targets in the private sector is due in part to the low level
of public investment and in part to the financial downturn. Solutions involve a far greater level of
investment and channelling this through a tool-box of interventions that are customised to
individual needs, capacity and aspiration.

— The shift away from the Housing RevenueAccount (HRA) is timely but the devolved self-financing
system that replaces it needs to be regulated with a light touch by the Tenants Services
Authority (TSA).

— Bolton at Home has a number of good practice examples that we can share. Some of which are
mentioned in Section 8.

1. What lessons can be learned from the Decent Homes programme?

1.1 The decent homes programme provided an absolutely essential influx of resources to reverse the
under-investment on public sector stock that had occurred over the previous decades. So the first lesson to
learn is not to repeat the same mistake of accumulating disrepair on this scale during the next decade.
Without this the value of public sector housing and its wider reputation would have been hit very hard.

1.2 The biggest challenge we face is to ensure that, once having used up the one-oV financial investment,
there is suYcient future resources to maintain the stock at the levels that customers and any future investors
should expect.

1.3 During the period the demand for Bolton’s public stock rose considerably. Whilst this was impacted
by the general shortage of private sector aVordable housing, it is also due to the fact that our “product”
became more attractive as a result of the decent homes programme. So the lesson learned is that if you
improve the product you improve its marketability.

1.4 That decent homes programmes are well-received by our customers who are more than willing to
experience a degree of disruption if this means that their homes are being improved. This is especially
noticeable amongst people who have been tenants for a considerable time. Therefore not surprisingly, we
found that improving people’s homes raised their satisfaction levels.

1.5 A greater sense of ownership is engendered amongst customers and, as the whole estate is involved,
there is opportunity and reason for people to come together as a community. Here the lesson is that the
decent homes programme brought more than just a physical improvement as it also provided the potential
for community engagement, community cohesion and socio-economic development.

1.6 The improvements made to public sector stock shows up the poor condition of a significant number
of former right to buys whose owners where either unwilling or unable to match the investment made in
the public dwellings. Many of these are in such a bad condition as to stand out more starkly blighting their
housing estates.

1.7 Most important lesson was that customers’ expectations and aspirations for what decent homes
should achieve go far beyond their own home. Their concerns spread to the conditions of neighbouring
properties and to the wider environment. Further than the physical issues residents relate decent homes to
decent communities. so are as equally concerned about social and economic aspects of their
neighbourhoods. This mirrors what is being said in the National Conversation and should make us all think
again as to what constitutes “core” services and what should be covered in the minimum standards.

1.8 Greatest consideration needs to be given to the actual state of the stock, (derived from a quality stock
condition survey) rather than the pursuit of standards. Whilst the work put in by the BRE to create notional
“national” standards is helpful, it is not fit for purpose as it cannoy take into all the diVerent local, sub-
regionall and regional diVerentials

1.9 Finally, on the technical side, one of the strongest lessons learned was that the state of kitchens and
bathrooms should be included as major elements in deciding whether or not a dwelling meets the threshold
for improvement.
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2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should the backlog be
addressed?

2.1 Bolton at Home reached our public housing decent homes target by April 2008, some two years ahead
of schedule, so we do not have to address the problem of backlogs.
2.2 Our (and others) positive experience of delivering the decent homes programme may be used to help
those who are struggling to meet deadlines. Obviously there are circumstances unique to organisations that
prevents them from delivering by the deadline, but good practice in this area should be largely transferable.

3. Should minimum acceptable standards be amended to take account of environmental standards, fuel poverty
and the estate?

3.1 The answer to this is an emphatic yes. The clearest lesson learned from the Decent Homes programme
is that the decline of public sector housing, caused by under-investment may be checked by improving
dwellings up to the presently prescribed decency standards, but can only be permanently reversed if those
key socio-economic and environmental areas are also addressed as part of a “decent communities” approach
(or as the government describes it, as their “place-making”).

3.2 This is also a lesson learned from past mistakes where improvement of stock (public or private) had
not taken place in tandem with place shaping. By incorporating these areas as part of the “core oVer” of
regeneration, the Decent Homes programme would be making a profound statement as to what is
considered a minimum necessity and, therefore, worthy of mainstream funding.

4. Do management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

4.1 There is no doubt that housing management organisations will have to change if they have any hope
in meeting the anticipated cost of ensuring that stock is kept within decency standards. Indeed it is under
the present conditions (without the one-oV injection of Decent Homes money) that insuYcient resources
were created that caused the disrepair problem in the first place. Further, if the case for extending the criteria
for what constitutes a decent home is accepted (and add to this the increase in stock to meet demand), then
there will be an even greater burden of resources to be found in the future.

4.2 Housing management organisations need to be given more freedoms to operate as a business without
losing accountability or being less open to public scrutiny. This means being able to release some of the
present value held in the stock to finance continuing and future improvement and maintenance costs. It may
also be a possibility that housing organisations could grow their businesses in other directions and use any
profits gained to subsidise their housing stock.

4.3 Housing management organisations, obviously, rely heavily on raising rent income to raise funds for
keeping dwellings up to decency standards. There is however, a limit to what to we can and should set rent
levels at. It would seem inequitable to raise them dramatically to market rent levels as this would
disadvantage many of our customers on limited incomes. Whilst some changes and freedoms are needed
there should always be some constraints on rent charges. But by imposing this there has to be a contingent
obligation placed on the public exchequer to provide some reasonable support to allow organisations to
meet their additional social responsibilities in respect of providing aVordable rents. An obligation not placed
upon those private sector organisations who have the option to charge a market rent.

5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a more devolved system of housing finance?

5.1 Whilst being supportive of much contained within the proposals, such as the aim to create self-
financing housing organisations supported by a much lighter regulated environment that is much more
devolved from central control, there are a number of concerns in relation to maintaining decent homes
standards.

5.2 There seems a misapprehension about what constitutes the core service. We contend that the wider
interpretation of what a decent homes standard should cover means that these additional elements are core,
a point not recognised in the consultation document.

5.3 Under the present system there are local authorities who pay surpluses into the HRA and others, such
as Bolton, who receive pooled subsidies. As mostly these subsidies are used to pay for repairs and
maintenance it is imperative that the government consider a one-oV debt settlement for those receiving
subsidy.

5.4 As previously mentioned, the proposal fails to give suYcient importance to the actual stock condition
and the significant diVerences is levels of aZuence across the country.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 274 Communities and Local Government Committee: Evidence

6. How should Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

6.1 There is a very real challenge in bringing private sector housing up to decency standard to replicate
the successful way this has been achieved with the public stock. Not least that, private sector house condition
surveys notwithstanding, our detailed information base is nowhere near as accurate as that of our own stock.
Further, the very nature of being vulnerable suggests that the potential customer is less able/likely to engage
with the organisations who could help them.

6.2 Behind all this is the perception that there are insuYcient resources made available to meet the
demand should we be able to identify it in as much detail as we have in the public sector. This is particularly
acutely felt in the North West as we have received a dwindling allocation of public resources to tackle our
growing private sector housing renewal problems. On top of all this, the recent financial downturn has made
it even more diYcult for vulnerable people to aVord to make contributions to their share of costs (either
from capital or borrowing) and the value of any equity share has decreased in proportion to the drop in
house prices.

6.3 The following way forward is suggested:

— Increase not decrease the amount of public sector investment into housing renewal.

— Encourage greater accuracy of information on private sector disrepair.

— Extend the minimum standards to include those advocated earlier for the public sector.

— Develop a tool-box approach that provides for options not just around the physical works but also
on finding the most suitable financial package for the individual vulnerable customer (with any
support they might need from other agencies).

— Target works, whenever possible, within wider housing renewal programmes.

— Sooner rather than later the private rented sector should be brought under the TSA ambit.

7. Are adequate arrangements in place for the future of regulation of minimum acceptable housing standards?

7.1 There are adequate arrangements in place as the TSA remit covers all that should be required. The
only comments to make are:

— The “devil may be in the detail” as to how the TSA balance a lightness of touch with the
thoroughness required for the regulation to mean something.

— The extension of what should constitute minimum decency standards, as proposed earlier, often
shifts into areas where simple outputs (such as proportion of rent collected) is of less importance.
There is a need to develop more qualitative measurement tools—possibly through social
accounting techniques.

— These are minimum standards and the TSA needs to encourage housing management
organisations to go beyond this threshold. What form of this encouragement takes needs to be
thought out and discussed.

8. Are there local examples of innovative best practice with wider post-2010 applicability?

8.1 BH has a number of examples of best practice these include:

Customer Involvement

— Design and Specification Group—Customers, councillors, board members, staV and partners meet
on a quarterly basis to review the works specification and design issues.

— Setting up of Neighbourhood Panels and Neighbourhood Champions has helped inform
customers of how the Capital Improvement Programme is produced and how customers can
influence it. This has now been superseded by the development of Neighbourhood Management
Areas where regeneration activity is directed through staV working at the local level directly with
customers.

The Partnering process

— Sharing knowledge has resulted in reducing costs and improving procedures to improve eYciencies.
An example of this has been demonstrated within the In House kitchen and bathroom teams
improving their turnaround time and profitability after HT Forest had shared their procedures.

— A joint procurement exercise has reduced material costs.

Shared Liaison OYcers

— The liaison function is a key element of the success of planned improvement work. Regular
meetings between partner companies have resulted in improved liaison, improved customer
satisfaction and greater customer involvement.
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Great Estates leading to Transforming Estates

— Great Estates was tackled the environmental works excluded from decent homes and involved
customers making choices over layouts and influencing budget spend.

Dedicated budgets empowered to customers

— Through customer involvement several budgets within the Capital Improvement Programme were
devolved to customers eg Elderly Services budget, Neighbourhood Panel budget.

September 2009

Memorandum from SheYeld City Council (BDH 44)

1. What lessons can be learned from the DH programme and equivalents in Scotland, Wales and Northern
Ireland?

Worked well

— The national DH programme was properly launched and quickly built momentum. It gave
confidence to Council tenants that they were valued and could have pride in their homes and
communities.

— It was helpful to have a clear financial model and be able to plan for a long programme which is
aVordable and won’t change. Most “rules” were understood by all parties.

— Added value in the SheYeld programme of Construction Job Match, market testing, and using
benchmarking and scheme continuity through the original seven year framework partnership to
drive down prices.

Could have worked better

— The standard sample survey methodology that was used in SheYeld to determine stock condition
and estimate programme costs needed to be bigger and more detailed. A small percentage error
could produce a large shortfall in estimated costs.

— More time was needed to plan and mobilise programme. In SheYeld we had to start on site very
quickly because of the ALMO funding draw-down timetable—and subsequently spent some time
afterwards getting the programme and delivery partnership onto the best footing, after inevitable
teething problems at the start.

— The continuing problem of working with annual local authority budgets, and bi-annual ALMO
funding decisions from CLG, has hampered the programme.

— Not enough national consultation with tenants on priorities at the start, when the standard was
adopted. Many tenants had diVerent priorities—including environmental and communal upgrade
works (security, waste disposal etc).

— The 2010 deadline was unclear—and interpreted in diVerent ways. Was it the end date for a
programme of work, or the date by which all stock should meet the national standard (and stay
at that standard). 100% or 95%? However, the very public deadline did focus minds and gave the
programme a sense of urgency.

— Later ALMOs had more flexibility with funding and developed local standards in consultation
with tenants. The diVerent treatment between ALMOs across bidding rounds 1–6 started to
become divisive in later years. Rounds 3–5 had higher funding through supported borrowing, and
greater certainty about completion.

— Greater national acknowledgement of the acceptability and reasons for diVerent local standards
(above the national baseline) would have helped with the messages to tenants and leaseholders.

— Funding sources/streams have not been joined up in the past decade in a way that would best help
with co-ordinated programmes, maximise eYciencies, and involve local communities in integrated
regeneration initiatives.

— There is no sustainable funding to maintain Decent Homes once the programme has finished—
either to local standards or the national standard. The programme should have been the kick start
for fully-funded long-term Asset Management Strategies.

— Because Local Authorities had to “match fund” ALMO resources, there was very little flexibility
or scope to fund priority non-DH work. This carried a risk of the Decent Homes programme
sucking in all the resources at the expense of other priority calls on capital programmes.

— Guidance on inflation assumptions in the Building Cost Model was ‘heroic’ and never credible.
Real inflation exceeded the guideline level and distorted aVordability modelling. This was in
addition to eYciency saving driven by “Gershon” reductions in allocations in some years.
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— In SheYeld we underbid for ALMO funding (with hindsight) but no opportunity to go back to
CLG. There was no opportunity to secure additional funds from the CLG when it became clear
that the collapse in Right to Buy levels was adding huge pressure into programmes—fewer homes
sold and more requiring improvement, but less capital receipts to finance the works.

— The national Decent Homes standard is very low and the guidance is both confusing and
contradictory.

2. Where targeted housing fails to reach the DH criteria by 2010, how should this backlog be addressed.

— All stock should be brought up to—and kept at—the locally agreed standard (ref TSA consultation
on standards and priorities) through a fully funded local Asset Management Strategy.

— The backlog after 2010 should be cleared by an extension to the DH programme to be completed
within a specified period, to ensure that some tenants are not left behind, or feel left behind.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

— Yes.

4. Do the management organisations—councils, including via ALMOs and housing associations need to
change? Will they have suYcient funds?

— Organisations do not need to change providing they are fully funded.

— There is a case (made well by the NFA) for ALMOs to borrow in their own right.

5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

— The proposals are positive—but depending on further modelling and consideration of options may
or may not be suYcient to maintain decency and tackle other priority investment.

— Retention of rental income and receipts in the local authority will increase resources, enable longer-
term planning and greater programme eYciencies, and strengthen “democratic accountability”—
with tenants seeing where their rent goes to improve homes, communities and services.

— Breaking from annual short-term budgeting to medium –term planning will increase eYciency
gains by smoothing peaks and troughs.

— Real opportunity to strengthen the roles of tenants and leaseholders at the heart of decision
making.

6. How should the DH target for private sector homes occupied by vulnerable people be taken forward?

— There should have been a tenure-blind DH programme to maximise the impact and make greatest
use of the economies of scale on large programmes—especially to benefit vulnerable private sector
residents.

— DH work to the private sector should be allocated to ALMOs to deliver.

— The private sector target should be fully funded (including equity release and other mechanisms in
the funding menu).

7. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

— No, not at the moment—TSA role.

— Regulation will fit with the TSA who will need to make sure standards are set and maintained
through tenant scrutiny and the Audit Commission.

— In SheYeld, tenant scrutiny could would involve the policing of many standards (vacant property
repair/cleaning), estate “mystery shopping” etc.

— Definition of what a three star service looks like found in the Audit Commission KLOEs following
years of consultation with tenants and service users—that should set the standards.

— In terms of language—“minimum” is not good, we should aspire to raise standards.

— The whole approach to social housing management and investment needs to be more inspirational.

— Social housing needs to be seen where possible as accommodation of choice and not the last resort.

8. Are there local examples of innovative best practice with wider post 2010 applicability?

— Construction Job Match

— Regional joint procurement

— Supporting community enterprises
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— General promotion of construction skills

— Performance Management Framework and Evaluation Model (Viewpoint, Panograph)

— “Stay Safe” campaign (schools)

— Engendering community spirit through contractor engagement (and through corporate social
responsibility initiatives)

— Partnership culture project.

September 2009

Memorandum from the Association for the Conservation of Energy (ACE) (BDH 45)

Summary

— While the Decent Homes Programme has delivered significant improvements in social housing, the
thermal comfort element of the current standard is woefully inadequate to provide aVordable
warmth. ACE therefore believes that, post-2010, a “Decent Homes Plus” target should be set using
a much more ambitious thermal comfort criterion. We endorse the recommendation of both the
EFRA Select Committee74 and the Fuel Poverty Advisory Group75 that the Government should
assess the cost and feasibility of introducing a SAP 81 standard as the basis of an improved thermal
comfort level for all social housing.

— It is anticipated that 95% of the social housing stock will be “decent” by 2010. However, the
remaining 5% should be tackled as a matter of priority—and Government should ensure suYcient
levels of funding to enable this to happen.

— Following the abolition by CLG of the national targets for private sector homes occupied by
vulnerable households, we are concerned that there is now no means of enforcing the Decent
Homes Standard in the private sector. Government should give urgent consideration to regulating
the private rented sector to prevent landlords from renting out F- or G-rated properties. In the
short term, we make a number of suggestions below of ways in which local authorities can bring
about better energy eYciency standards in the private rented sector through more eVective use of
the Housing Health & Safety Rating System.

Responses to Individual Questions

N.B. We have confined ourselves to responding to questions of relevance to the Association.

What steps should the Government take to ensure that decent housing standards are met and sustained after
2010?

1. While the Decent Homes Programme has delivered significant improvements in social housing, the
thermal comfort element of the current standard is woefully inadequate to provide aVordable warmth.

2. As long ago as 2004, the predecessor Committee to this one concluded in its report on Decent
Homes76: “The Committee does believe that the thermal comfort criterion provided for in the Decent
Homes standard is far too low.”

3. More recently, the EFRA Select Committee reached a similar conclusion: “The low level of
requirements set for thermal comfort means that significant scope remains for improvement in energy
eYciency levels. It is clear that the social sector leads the way in improving SAP ratings, but, given the
likelihood of many social tenants being on low incomes, it is important to maintain progress and for future
investment programmes to prioritise the improvement of energy eYciency levels.”77

4. ACE therefore believes that, post-2010, a “Decent Homes Plus” target should be set using a much more
ambitious thermal comfort criterion. We endorse the recommendation of both the EFRA Select Committee
and the Fuel Poverty Advisory Group that the Government should assess the cost and feasibility of
introducing a SAP 81 standard as the basis of an improved thermal comfort level for all social housing.

5. We are concerned that, as 2010 fast approaches, the Government has still given no indication of what,
if any, form of capital investment programme it is considering to follow on from the Decent Homes
Programme. This continuing silence is all the more surprising given the Government’s stated intention in
their recent consultation on the Heat and Energy Saving Strategy (HESS) that “the Government will show
leadership by ensuring that social housing will meet or exceed the aims it is setting for all housing on energy
eYciency and low carbon energy”.78

74 EFRA Committee, Energy eYciency and fuel poverty, 18 May 2009, HC37, para. 95
75 Fuel Poverty Advisory Group, Seventh Annual Report, July 2009
76 ODPM: Housing, Planning, Local Government and the Regions Committee, Decent Homes, 7 May 2004, para. 49
77 EFRA Committee, Energy eYciency and fuel poverty, 18 May 2009, HC37, para. 94
78 DECC and CLG, Heat and Energy Saving Strategy Consultation, February 2009, para. 1.52
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Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be addressed?

6. It is anticipated that 95% of the social housing stock will be “decent” by 2010. However, the remaining
5% should be tackled as a matter of priority. Moreover, Government should ensure that suYcient funding
is available to enable this backlog to be tackled expeditiously. The ongoing CLG consultation on the reform
of council housing finance implies (at para. 3.32) that the backlog will be dealt with by capital grant
programmes provided by Government. However, further clarification from CLG would be welcome on
this point.

Do the management organisations—councils, including via ALMOs, and housing associations—need to
change?

7. It goes without saying that delivering the remainder of the 2010 Decent Homes Programme and further
energy eYciency improvements thereafter will depend on suYcient funds being available to management
organisations. In this context, we have two specific concerns:

8. At the end of June, the Homes and Communities Agency wrote to ALMOs (Arms Length
Management Organisations) notifying them of a planned deferral of funding under the ALMO capital
programme for those ALMOs that have not yet achieved two star status. This will mean that ALMOs that
have not yet achieved two star rating will be denied planned funding for their Decent Homes Programmes.
The Local Government Association states that this decision aVects 11 councils, and will lead to a funding
deficit over the next five years in the region of £970 million. We agree with the LGA that funding for those
ALMOs with planned Decent Homes Programme activities should be immediately reinstated.

9. Housing associations have been able to fund the majority of their Decent Homes work on the back of
a buoyant housing market, which saw them benefit from healthy bank balances as a result of the receipts
from shared ownership sales. This has radically changed as the recession has led to severely reduced
mortgage availability coupled with a collapse in property values. In addition, housing associations’ balance
sheets reflect the value of the property they hold—which in turn has reduced the amount of money that they
can raise from potential lenders. All of this means that the flow of money through the system has all but dried
up. This clearly has serious implications for housing associations’ ability to deliver further energy eYciency
improvements post-2010.

What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

10. In principle, we agree with the proposed move to a devolved system of council housing finance.
However, we are concerned that councils’ ability to deliver energy eYciency improvements post-2010 may
be hindered if they are burdened with excessive debt.

11. The current consultation contains the bold assertion that: “Self-financing would require a one-oV
reallocation of housing debt in order to put all councils in a position where they could support their stock
from their rental income in future.”79 However, we seek further clarification from CLG on this point, along
with assurances that councils will have suYcient headroom in their business plans to enable them to deliver
further energy eYciency improvements in their housing stock.

Should minimum acceptable social housing standards be amended to take account of environmental standards,
fuel poverty and the estate?

12. As already indicated, ACE is firmly of the view that minimum social housing standards should
contain greatly enhanced thermal comfort standards. Without a new standard that sets demanding targets
for energy eYciency for social housing, this sector of the housing stock risks falling behind the private sector
in terms of energy eYciency, rather than leading the way, as apparently envisaged in the Government’s HESS
proposal to “show leadership by ensuring that social housing will meet or exceed the aims it is setting for
all housing on energy eYciency and low carbon energy”80. In this regard, we are further alarmed that
elsewhere in the HESS consultation the Government is only proposing to “consider” identifying
“aspirational” standards for energy saving and emission reductions from refurbishments more generally. It
is time to stop considering and start taking action.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

13. It is important to recognise at the outset that such a target in fact no longer exists.

14. The 2002 Comprehensive Spending Review extended the Decent Homes Standard to include all
private sector homes occupied by vulnerable households. CLG defined a “vulnerable household” as one in
receipt of at least one disability-related or means-tested benefit.

79 CLG, Reform of council housing finance consultation, July 2009, para. 4.15
80 Op. cit.
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15. The following targets were set by Government for vulnerable households:

— A year-on-year increase in the proportion of vulnerable private sector households in decent homes.

— The 2006–07 English House Condition Survey should show the proportion of vulnerable
households in decent private sector homes to be more than 65%.

— The 2010–11 English House Condition Survey should show the proportion of vulnerable
households in decent private sector homes to be more than 70%.

— The 2020–21 English House Condition Survey should show the proportion of vulnerable
households in decent private sector homes to be more than 75%.

16. In 2008, however, the Government abolished these national targets (previously set out in Public
Service Agreement 7). This might have had something to do with the fact that the 2006–07 English House
Condition Survey revealed the proportion of private vulnerable households living in decent homes to be only
58.8% in 2006 and 61% in 2007!

17. Since this time there has been no enforceable Decent Homes target for the private sector. This is
clearly a glaring public policy omission that needs to be remedied.

18. The other way in which local authorities can intervene to require improvements in the private rented
sector is by means of the Housing Health & Safety Rating System (HHSRS). However, enforcement of the
HHSRS relies in the main on tenants complaining to their council about the condition of the property in
which they live. Many tenants are unaware of their rights; others are scared that their landlord will simply
try to evict them, rather than undertake the necessary remedial works.

19. Local councils have a duty under Part 1 of the Housing Act 2004 to “keep the housing conditions in
their area under review” with a view to taking enforcement action where necessary. If a council has reason
to believe that a “hazard” exists at particular premises, they must inspect the premises and may then require
enforcement action to be taken to remove that “hazard”.

20. One of the key hazards identified in the HHSRS is “excess cold”. For these purposes, CLG guidance
identifies properties with a SAP rating of less than 38 as being likely to fail the HHSRS on the grounds of
“excess cold”.

21. However, as already identified, enforcement of the HHSRS is piecemeal and haphazard. Recent
research by the Chartered Institute of Environmental Health81 has shown that local authorities are not
always using the HHSRS to the best eVect. In some cases this is because the energy assessment required by
the HHSRS is quite subjective, leaving council oYcers unsure whether the premises in question are in fact
suVering from “excess cold”.

22. ACE therefore makes a number of suggestions for improving energy eYciency standards in the private
rented sector:

— In the short term, we believe that councils’ ability to identify excessively cold premises would be
greatly improved if they were to be given access to the data contained in local Energy Performance
Certificates. This would enable them to identify F- and G-rated properties, which they could then
target for inspection and improvement. In addition to enabling councils to prevent unhealthy
homes, this would help them deliver on their HECA targets (set pursuant to the Home Energy
Conservation Act 1995) as well as their responsibilities under National Indicators 186 and 187.

— When premises are assessed under the HHSRS, an Energy Performance Certificate should be
required at the same time. This would help overcome the problem of subjectivity—and provide
useful information for the future.

— When premises are improved as a result of having failed the energy assessment, they should be
improved in such a way as to “fuel-poverty proof” them for the future. This will require a
substantial package of energy eYciency improvements, rather than just one or two measures to
bring the property just above the SAP 38 threshold. It is arguable that the HHSRS requires this
anyway, since one of the criteria under the system is that the property should be “aVordable”.
Furthermore, some energy eYciency improvements will be likely to be subject to Building
Regulations, which would lead to an even higher SAP rating being achieved.

— In the medium term, we believe that the Government must stop relying on such piecemeal and
haphazard interventions for improving private rented sector housing stock. We believe that urgent
consideration should be given to regulating the private rented sector to prevent landlords from
renting out properties that are F- or G-rated. Only in this way will the necessary improvements in
this sector be comprehensively achieved.

81 http://www.cieh.org/library/Knowledge/Housing/Housing%20survey.pdf
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What lessons can be learned from the Decent Homes Programme and equivalents in Scotland, Wales and
Northern Ireland?

23. The Scottish equivalent of the Decent Homes Standard is the Scottish Housing Quality Standard.
This includes an energy eYciency element that requires properties to achieve a minimum NHER rating of 5
“where technically feasible”. We believe that this is a step in the right direction, but is not ambitious enough.

24. NHER 5 is not high enough to ensure adequate levels of thermal comfort; and furthermore
“technically feasible” is defined in such a way as to exclude the installation of energy eYciency measures
that are “disproportionately costly”. “Disproportionate cost” is not itself defined, which means that certain
energy eYciency measures can be arbitrarily excluded on the grounds of cost. The definition therefore needs
to be reworded and tightened so as to make absolutely clear which measures are both technically feasible
and cost-eVective.

September 2009

Memorandum from Tenants and Residents Organisations of England (TAROE) (BDH 46)

Abstract

TAROE is the Tenants and Residents Organisations of England. It is recognised by the Government as
the national representative organisation for all regulated housing in England.

Through its membership, TAROE represents five million tenants across England, operating at a national
level to protect their rights and continuously improve the quality of the services they receive.

Detail

Overall

Overall, TAROE has a positive view regarding the introduction and impact of the Decent Homes
standards.

The Decent Homes standard has resulted in the establishment of basic minimum property standards for
the regulated housing sector which has seen the majority of homes within the sector receive improvements
as a result. This can only be a positive feature.

Decent Homes has also acted as a catalyst for change, requiring regulated housing landlords to make
strategic decisions about their asset management and investment requirements. EVective landlords have also
engaged and discussed these options with their tenants before agreeing the most appropriate route forward.

Standards

TAROE is aware that there are still variable property standards within the regulated housing sector, and
many landlords are still struggling to meet the basic minimum standards set out by the Decent Homes
standard.

This reflects that landlords commenced their Decent Homes programmes at diVerent times (possibly due
to when financing could be accessed) and were starting from a position of variable property conditions.

This has meant that for some landlords the Decent Homes standards were particularly easy to achieve,
whereas for other landlord organisations meeting the 2010 deadline poses considerable diYculties.

TAROE is aware that many landlords, particularly those that have found it easier to meet the Decent
Homes standards, have developed “Decent Homes Plus” standards. TAROE welcomes this approach,
where they are developed in partnership with tenants, as a means of driving up minimum acceptable
standards within the sector. TAROE would encourage the adoption of this approach on a national basis,
wherever the financial resources available to a landlord organisation allow for this to occur. Where
investment is restrained by available resources, TAROE would also encourage such organisations, working
in partnership with their tenants, to explore solutions for accessing additional finance without threatening
overall viability.

TAROE is particularly concerned at present in relation to those ALMOs that have been created on the
understanding that additional funding would be forthcoming to assist such organisations to meet their
Decent Homes obligations. In such situations, tenant expectations have been raised. It would be
disappointing if such funding was not to be forthcoming due to promises being given by the Government
that are now not going to be kept. Government support to ensure that these basic Decent Homes
commitments can be delivered is essential.
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Tenant Engagement

TAROE feels strongly that all landlords within the regulated housing sector should engage with their
tenants in relation to all aspects of their Decent Homes programmes. This includes:

— Whether to undertake stock option appraisals and their implementation where applicable.

— Decent Homes investment programmes, including timing and locations.

— Design quality and type.

— Tenant liaison arrangements, including meeting the needs of diverse communities and
vulnerable people.

Anecdotal feedback from TAROE’s membership has highlighted that the eVectiveness with which such
arrangements have been implemented have varied greatly across England, irrespective of location and
landlord type.

Communities

Landlords within the regulated housing sector are increasingly performing a community enabling role as
part of their wider range of activities.

In the development implementation of Decent Homes and related stock improvement programmes,
landlords within the regulated housing sector need to give increased attention to how their activities can also
provide increased benefits to the wider community. This includes such items as:

— Measuring the impact of local training and employment creation opportunities

— Investment in local facilities

— Links between property improvements and greater health outcomes

— Designing improvements that also reduce anti-social behaviour

Future

Moving forward, whilst acknowledging that some landlords are still struggling to meet the basic Decent
Homes requirements, TAROE feels that all landlords within the regulated housing sector should be striving
to continually raise their acceptable property standards through the application of robust asset management
strategies and the formulation in partnership with their tenants of Decent Homes Plus standards.

The additional acceptable standards that are developed will vary from one locality to another. However,
provided the basic national minimum standards are maintained, this is an acceptable approach which will
enable landlords to reflect the needs of the tenants that they serve.

Moreover, Decent Homes standards are considered by TAROE to be relatively weak. Consequently,
TAROE feels that steps should be taken to improve upon these so that the national acceptable minimum
standards across the sector are raised year on year. However, in doing so, TAROE accepts that the
implementation of capital works requires a longer term approach and clarity and stability is also required
for landlords so that they can plan eVectively for the medium and long term.

One approach may be to introduce a new and higher basic Decent Homes standards that all landlords
within the sector must meet over the course of the next 10 years whilst still allowing for Decent Homes Plus
standards to also be developed at a local level with tenants to enable even greater standards to be achieved
where there are the resources available to do so.

Case Studies

Please contact TAROE for examples of where TAROE feels the Decent Homes programmes have been
implemented eVectively. It would be possible to arrange for case study visits take place as required.

25 September 2009

Memorandum from the National Federation of ALMOs (NFA) (BDH 47)

BEYOND DECENT HOMES: DECENT HOUSING STANDARDS POST 2010

1. Summary

— The decent homes programme has been an eVective programme but will not be sustained if both
the backlog and the long term financing needs are not addressed.

— The decent homes standard is a minimum standard—at local level many providers have higher
standards but resources need to be made available to achieve these.
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— The decent homes programme has delivered more than just new kitchens and bathrooms. It has
delivered many other objectives. However, this now needs to be taken a step further.

— The ALMO model demonstrably delivers better services, tenant empowerment, major
programmes and eYciencies. However, it is still a new sector and we expect it to diversify further
in accordance with local priorities.

— The current HRA subsidy system is no longer fit for purpose and self financing should be
implemented as soon as possible.

— The Government should review the current fiscal barriers that inhibit a fair market in housing
management services.

2. The Wider Benefits of the Decent Homes Programme

2.1 The decent homes programme has been a remarkable success and has so far improved the lives of
many tenants. While it is essential that resources continue to be made available to bring the remainder of
the social housing stock up to the decent homes standard this only addresses part of the problem.

2.2 The decent homes programme has delivered much more than simply upgrading stock that has suVered
from years of under-investment. It has been a key driver in service improvement and tenant empowerment
and has also achieved a number of other key impacts including:

— Providing local jobs and apprenticeships.

— Improvements to the health of residents and consequent reduction in calls on the health service,
particularly at GP level.

— Greater pride within local communities with some indication of reduced crime rates.

— Improved energy eYciency and reduced carbon emissions.

— Impact on general poverty, eg through reducing fuel poverty.

— Better community cohesion and empowerment.

Overall, the level of subsidy on decent homes provides benefits for more people than new build
programmes.

2.3 However, although the decent homes standard has been successful in upgrading the stock it does have
its limitations since it does not address common parts, lifts, environmental works or the degree of energy
eYciency requirements that will be needed in the future to meet government targets.

2.4 Most ALMOs, therefore, tend to work to higher, local standards. The implementation of national
and local standards under the new regulatory system in April 2010 will still enable those decisions to be made
by residents and councils at local level. However, ALMOs are managing some of the most intractable council
housing and resources will need to be found for retrofit in much of the stock.

2.5 The government must recognise that, however much new housing may be built, the current housing
stock will continue to provide the majority of housing provision for decades to come. It is vital that the work
of bringing the current local authority housing stock up to acceptable standards is continued. In 2050 the
existing housing stock will still constitute 70% of council homes, many of which will be over 120 years old.

3. Delivering the Decent Homes Programme Through ALMOs

3.1 The main focus of ALMOs up to now has been to improve services to residents and to deliver the
much needed improvements to tenants’ homes. The results so far have shown that ALMOs have excelled in
delivering decent homes. The combination of clear objectives, good project management and real resident
involvement has ensured that ALMOs now have a great track record of delivering excellent services
alongside major repairs and refurbishment projects on budget and on schedule. ALMOs are also delivering
the majority of local authority housing finance eYciencies.

3.2 In order to access the Government funding for decent homes all ALMOs have to first achieve a two
star or higher rating from the Audit Commission. This performance related regime has delivered real service
improvements to residents and as at October 2009 out of 61 published ALMO inspection results there were
21 three star and 34 two star ALMOs.

3.3 ALMOs have to deliver a two star or higher service in the first instance with the same level of funding
and mainly the same staV as the previous local authority housing department. This illustrates that it is not
just an increase in funding or new staV that makes the fundamental diVerence to performance but the ALMO
model itself with the focus on performance, delivery and customer service together with a new closer
relationship with residents. Interestingly, no traditional local authority housing management service and
only four housing associations have achieved three stars in the last five years.
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3.4 ALMOs deliver more than just a housing service—they are inextricably linked to people and
communities and to delivering functions at local authority level. They can deliver other benefits to their
home council and local strategic partnerships through activities aimed at addressing worklessness, tackling
and preventing anti-social behaviour, working with young people, financial inclusion etc.

4. Continuing the Decent Homes Programme

4.1 The NFA welcomed the government’s continued commitment to the decent homes programme in the
last spending round. However, a similar level of funding to the £2.4 billion allocated in this CSR period will
be required to complete the ALMO programme, which will itself need to extend to 2015 if it is to be fully
completed. Further investment will also be needed in the future if the existing stock is to be brought up to
decent environmental standards.

4.2 The stop start-nature of the programme has created major diYculties. Over the whole decent homes
funding period ALMOs have repeatedly been asked by CLG to re-programme. Sometimes they have been
asked to bring forward spending (as in March this year), other times they have been asked to reprofile spend
(as in July this year and also in 2006). However, ALMOs have always delivered although it is very diYcult
to manage large scale programmes eYciently in these circumstances. For example Round 6 ALMOs were
invited to apply for the programme in June 2006 with a promise of funding decisions in September, yet then
had to wait eighteen months until April 2008 before being told they could go ahead [and two have still not
had their bids approved]. Yet, according to a PQ in March this year, a total of £29 million over 2006–07 and
2007–08 had been transferred out of the decent homes ALMO programme and into the budget for the
Olympics.

4.3 The latest announcement on the deferral of round 6 funding for non two star ALMOs will mean that
ALMOs who have heavily invested in preparing for their forthcoming Audit Commission inspections,
including several currently in the middle of the inspection process, will eVectively have wasted their money
as there will be no funding forthcoming as a result of a successful outcome. Promises made to tenants in
housing desperately in need of renovation will now be reneged upon. This will be a devastating blow to them
and cause them not just to question the integrity of the government but also of the ALMO as the vehicle
which they supported to provide them with a better standard of housing.

4.4 It is also vital that the government urgently addresses the problems with the housing revenue account
subsidy system. The success of the decent homes programme will be undermined if future revenue streams
are insuYcient to maintain both the management service and repair of the dwellings at an appropriate
standard. The major repairs allowance is nowhere near keeping pace with the requirement to cater for
properties that fall outside the decent homes standard post 2010 while management and maintenance
allowances are considerably below that which is needed to maintain current levels of service and day to
day repairs.

4.5 Unless action is taken quickly much of the good work so far will be undone and residents will face
cuts in services and a decline in the condition of the stock. It is ironic that early round ALMOs that have
achieved decent homes may find their stock falling out of decency in only a few years time as there is
insuYcient revenue currently coming through the subsidy system to carry out the necessary improvements.

5. Diversification of the ALMO Sector

5.1 ALMOs have been incredibly successful in managing the council housing stock since they first began
operations just over seven years ago. As a sector ALMOs are likely to diversify further in the future. What
is needed and what works best in one local authority area will diVer from another. The strength of the ALMO
model is its ability to adapt to local circumstances and its focus on tenant involvement and an aspiration to
deliver excellent services.

5.2 However, with restrictions on the resources available to ALMOs after the ending of decent homes
funding, a small number of local authorities with ALMOs are already contemplating large scale voluntary
transfer as the only means to enable their housing to retain financial viability. Other councils may consider
bringing their ALMO back in house or opening it up to tender. Nevertheless, most ALMO authorities and
their tenants would prefer to retain their ALMOs because of the service improvements they have consistently
delivered and their proven commitment to engaging tenants. The NFA believes it is essential that tenants
are fully involved in future decisions on the management of their homes.

5.3 The final outcome of the Government’s current review of council housing finance will be critical to
the long term future—not just of ALMO managed housing—but of council housing. The review is directly
attributable to the findings of the self financing pilots which themselves arose out of the joint NFA/CIH/
HouseMark report ALMOs—a new future for council housing published in 2005. Following on from this
work in April 2009 the NFA produced a further report A future for ALMOs—within local communities
illustrating the financial, legal and structural challenges to the growth and future of the ALMO movement
and looking at the diVerent options for the future, building on the successful ALMO model, and without
the need for stock transfer.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 284 Communities and Local Government Committee: Evidence

5.4 With the completion of the Decent Homes programme, many ALMOs are considering a number of
new activities using their existing structures eg:

— Decent homes plus, retrofit and energy eYciency measures.

— Neighbourhood management, including services such as cleaning, grass cutting, addressing anti-
social behaviour, graYti removal etc.

— Providing services for other organisations eg housing associations.

— New build, replacement or remodelling of the existing stock.

— Rationalisation of stock management in an area, eg managing other landlords’ properties within
the ALMO locality.

— Regeneration activities on behalf of council or market renewal partnerships.

— Managing private sector properties under Housing Act 2004 selective licensing powers.

— OVering services to home owners including decent homes in vulnerable private sector properties.

5.5 Greater tenant and community involvement in the management and even ownership of ALMOs is a
change that might be considered both in its own right and as a way of adapting ALMOs’ status whilst
preserving their current style of working. Empowering tenants and communities is government policy and
is likely to be an aim which is rigorously pursued by the TSA. Possible models or approaches for greater
tenant involvement include:

— Tenant Management Organisations—structured form of tenant ownership

— Housing co-operatives—could account for part of a council’s stock

— The Community Gateway Model—already some examples in operation

— Community Land Trusts—non-profit structure for owning land

— Development Trusts—independent of a local authority

— Community Associations—form of joint venture with tenants and local community.

6. A Fair and Equitable Funding Regime

6.1 Many councils have recently started to look again at their stock options. Given the success of ALMOs
and the excellent services they deliver to residents, we believe that changes should be made to ensure the
sustainability of the sector in the future.

6.2 A number of things really limit ALMOs’ ability to sustain themselves long term but the main issues
are linked to the inherent problems of the Housing Revenue Account subsidy system which means that they
are subject to a high level of volatility in their funding from year to year depending on ministerial decisions,
changes to the formulae and other Government policy changes.

6.3 As tenants’ rents rise and the national Housing Revenue Account goes into surplus, many tenants,
councils and ALMOs are questioning the validity of a subsidy system that does not deliver suYcient
resources to sustain decent homes or give the flexibility required to innovate and deliver eYciencies.

6.4 Self financing rebuilds the link between rent paid by tenants and services provided by landlords. This
means the rent paid by tenants will have a real relationship to the services provided by the landlord. Self
financing would oVer long-term financial stability, enabling ALMOs to better manage assets, to better
deliver services and to better assist in developing new housing and regenerate and renew communities.

6.5 The basic ALMO model is relatively simple and eYcient for both VAT and Corporation Tax; ALMOs
can qualify for a beneficial corporation tax status—namely, that their relationship with their parent Council
does not amount to a trade for corporation tax purposes and can recover its input VAT on its management
services provided it only supplies this to its parent council.

6.6 However, once ALMOs start to try to do some of the things that both government and their parent
authorities would like them to do, such as manage properties on behalf of housing associations or build their
own properties the tax regime is not so simple or fair.

6.7 ALMOs are subject to VAT if they want to take on the management of housing association properties
and if housing associations want to subcontract services to an ALMO then VAT is also payable. For example
a small housing association or one with a small amount of dispersed stock in an area might find it more
eYcient, as well as delivering a better service for tenants, to pay the local ALMO for full or part management
services. Because the ALMO is the major provider in the area it has more people on the ground and can oVer
a suite of services to other landlords and tenants in its area.

6.8 However the VAT rules are a fiscal disincentive to this kind of rationalisation of management and an
obstacle for tenants who may want to opt for a better management service, something which could be
promoted by the new social housing regulator, the Tenant Services Authority.
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6.9 The Government should also consider changing the classification of borrowing for council housing
investment, recognising that council housing is a trading activity and that, under European accounting
conventions, its borrowing need no longer count towards the main measure of general government debt.

7. Longer Term Management Contracts with Parent Local Authorities

7.1 The current 5–10 year contract term reduces eYciency and long term planning and makes it harder
to keep excellent staV and retain the focus on long term improvements, especially for those ALMOs who
have achieved the decent homes standard and are nearing the end of their contract terms.

7.2 It compares unfavourably to the other stock options that councils can consider such as PFI (a 30 year
contract) and LSVT (a permanent management and ownership change) and inhibits the ability of ALMOs
to push ahead with innovative ideas and deliver real change in their neighbourhoods.

7.3 ALMOs deliver high quality services and value for money. Their local focus means they are embedded
in, and have an understanding of, of their community as they only work in one local authority area. With
a culture of service improvement and real tenant involvement in decision making ALMOs have already
demonstrated their willingness to innovate and proactively engage in initiatives that go beyond the
management and maintenance of the stock and are designed to enhance the lives of all those living in ALMO
neighbourhoods.

7.4 However, in order to deliver on national and local policy agendas it is essential that ALMOs are given
longer term stability and financial freedoms. It is simply not possible to build new homes or manage existing
assets eVectively on short term five year contracts while being subject to an erratic and annual subsidy
system.

7.5 It is also important that the government implements its commitments to tenants in terms of meeting
decent homes and ensuring that councils cannot substantially change or wind up their ALMOs without
tenant support and involvement.

8. Getting the most out of Public Sector Investment and Assets

8.1 ALMOs are proven delivery vehicles that have delivered large scale major projects on time (in many
cases ahead of programme) and have produced both significant improvements in service delivery while also
delivering the majority of local authority housing eYciencies.

8.2 ALMOs combine a local community base with a business like, entrepreneurial attitude. Their size and
composition, and their non political status, allows for faster decision making and a more dynamic approach
to service delivery. They are able to focus on the tasks that fall within the remit of their agreement with the
local authority. At the same time they must be able to deliver local authority objectives and work in
partnership with other agencies.

8.3 They are the potential first choice partners for regeneration and are well placed to make better use of
public sector assets, including demolition and replacement of stock where necessary. ALMOs, because they
work within the local community, would also be suited to the promotion of mixed tenure solutions and to
delivering broader neighbourhood functions on behalf of their home councils.

8.4 ALMOs have an excellent record on procurement and obtaining value for money both in terms of
investment and management. They need to be given further opportunities to make the most of this expertise
and experience in order to improve the supply of aVordable homes using their unique local knowledge and
service base. ALMOs already have partnerships with suppliers and developers which provide economic and
social benefits locally while regional and sub-regional procurement partnerships are currently being
developed.

October 2009

Memorandum from Savills (BDH 48)

BEYOND DECENT HOMES—DECENT HOUSING STANDARDS POST 2010

1. What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

It is indisputable that, in overall terms, the introduction and subsequent implementation of the Decent
Homes Standard in England and Northern Ireland, followed by equivalent standards in Scotland and Wales
has been a good thing. It has forced Local Authorities and Housing Associations to assess the condition of
their properties, to develop long-term programmes to meet the various standards, to understand how the
work will be funded and, from a CLG perspective, to assist with the distribution of resources. The result has
been a significant programme of work across the Country during the last nine years, primarily focused on
maintaining the fabric of properties and improving the inside, particularly relating to heating, kitchens and
bathrooms.
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There are many issues in relation to the introduction of the Decent Homes Standard and many lessons
that can be learnt. A summary of some of the key items are as follows:

1. Standards are always subject to interpretation, however prescriptive they are. As a consequence
people can use standards to suit their own purposes unless there is very tight control. In the case
of Local Authorities who have been determined to retain their stock at whatever cost, a minimalist
approach has been taken to the achievement of the standard, which is often diYcult to argue
against. Conversely organisations such as ALMOs, who have a vested interest in increasing the
quantum of work required to meet Decent Homes, have taken a diVerent approach. This is not
necessarily a criticism of the standard but the diYculty of implementing it.

2. The Decent Homes Standard is relatively low and does not take into account all aspects of
maintaining properties, particularly in relation to issues around sustainability and the
environment. This is fundamental to tenant satisfaction and neighbourhood management. As the
Decent Homes programme has gradually been delivered, the attention of tenants and stakeholders
has turned to the environment and many questions are now being raised.

3. The Scottish Housing Quality Standard is a higher standard than the Decent Homes Standard and
the Welsh Housing Quality Standard is higher again. The funding requirements will therefore be
diVerent across Great Britain.

4. The Decent Homes Standard is a “one size fits all” standard and whilst applicable for many parts
of the Social Housing stock, it does not address the key issues in many portfolios.

5. The achievement of the Decent Homes Standard by 2010 has had the advantage of being a
relatively short term simple objective. However the real problem areas for many landlords are the
costs of maintaining portfolios as properties get older and cease to be fit for purpose. Addressing
these issues and the aVordability thereof has not been the focus during the last 5 years. Landlords
now need to move on to adopt articulated Asset Management Strategies based on an assessment
of the long term viability of the stock to drive eYcient and economic investment decisions.

2. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

Some of the backlog at 2010 will simply be a timing issue. For example, stock transfers and ALMOs that
have completed within the last couple of years, and where the promises made to tenants mean that there is
a delivery plan in place that will mean completion of the DHS—and subsequent investment to keep it at that
standard—in the early part of the new decade.

The real issue here is for the stock that does not have a plan in place and/or where there is insuYcient
funding, even under a new HRA system, to allow the standard to be met without additional funding being
made available.

The key risk area will be Local Authorities who, following whatever settlement is agreed following the
HRA review, cannot fund the investment necessary, either because they do not have the borrowing capacity
or where their ALMO funding is either not secured or withdrawn.

Any change to the HRA system needs to provide a potential fund for Authorities to bid to, which would
allow them to undertake partial stock transfers, to achieve Decent Homes. This would be similar to the
Estate Regeneration Challenge Fund operated in the late 1990’s. This could potentially be funded through
the HRA review mechanism, by redistributing more than the current attributable debt (but less than the total
estimated value, to provide a cushion) leaving a fund to be administered by the HCA.

3. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

During the last few years organisations have increasingly been asking about “life after 2010”. Landlords
and residents are seeking future standards that take more into account areas such as the environment, fuel
poverty and the general condition of the estates in which properties are located. These factors are critical to
neighbourhood and environmental sustainability.

In terms of fuel poverty, the Decent Homes Standard has gone some way to improving the energy
performance of properties. One of the key drivers has been the installation of eYcient heating to properties
that do not currently have it, together with improvements to cavity insulation and loft insulation. These are
all significant issues in the context of fuel poverty. However, the new Government targets for carbon
reduction and the general acknowledgement that this will only be achieved by focusing on the existing
housing stock across the country, rather than just new build, means that this area must be a key focus in any
new standard. Moreover the cost of fuel has been increasing and fuel poverty continues to be a significant
issue. The areas to focus on will be to improve the existing energy performance of the properties by
conventional means, eg, more eYcient heating systems, more insulation etc., the provision of renewable
energy initiatives where applicable and, last but by no means least, improved education which can have a
significant impact.
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In terms of the general environment, there is an acknowledgement by virtually everyone involved in
housing that addressing the issues of the environment surrounding properties is as important as the fabric
of the properties themselves. Indeed there are significant pockets of social housing stock throughout the
country where the need for environmental improvements/works is arguably more important than the work
to the fabric of the properties. An acknowledgement of this in any new standard is therefore very important.
At the same time the big challenge will be to avoid investment in the environment of properties where long
term retention is not a sustainable proposition and alternative strategies are required, eg, redevelopment,
new build etc.

4. Do the management organisations-councils, including via ALMOs, and housing associations-need to
change? Will they have suYcient funds

For Local Authorities, including those managing through ALMOs, the key issue will be whatever emerges
from the HRA review. If the proposals for self financing are delivered, with a significant uplift to the MRA,
then Councils generally should have suYcient funds, providing that the move to standards beyond current
decency levels are taken into account by the uplift. There will however be some that will require additional
assistance in clearing the current backlog and we have set out our thoughts on this under question 2.

Although we are generalising here, there are two areas of weakness that we see within many Local
Authorities, both at a senior level, both of which will need to be strengthened under self financing. The first
is the lack of strategic financing skills within housing, and this will need to be expanded to include a wider
treasury management function. There will need to be a move away from annual budget setting to working
within a Business Plan environment. This is often a weakness of newly established stock transfer
Associations, where the Director of Finance has transferred into the post from the Council.

The second is the lack of strategic Asset Management skills within Councils, particularly smaller ones.
Although most authorities have become eYcient at delivering with limited resources, moving to a more
planned investment programme over a longer time period requires a culture change and wider skill range,
particularly if the benefits that can arise through strategic procurement are to be realised.

For Associations, the challenge is diVerent, although some of the comments on key skills similarly apply,
particularly for smaller ones. Many Associations face diYcult financial times, particularly those that have
significant development programmes including sales and low cost home ownership developments. This will
be exacerbated by rent reductions resulting in a more strict financial regime than they are used to. Business
Plans will have limited capacity for carrying out significant works beyond the current Decency Standards
in the near future.

Finally, all landlords will need to be equipped to the regenerate or redevelop properties that are no longer
fit for purpose due to changes in demand, irrespective of their condition. This will include the repositioning
of much of the sheltered housing stock. They will require skills in strategic analysis and development and
the resources to match.

5. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

Although largely in favour of the devolved system being proposed, there is a danger that any global
settlement based on a series of notional costs will mean that some Authorities cannot raise the necessary
funds to meet the current standards. There is an even greater danger that any increase in those standards
will not be taken into account and will leave Councils in an impossible position of having a financial
settlement based on an investment need that is immediately increased with no access to additional funds and
lacking the delivery skills to make it work within the finances available.

The redistribution of debt will be key. Although we do not envisage that the Government currently plan
to redistribute more than the current level of debt, if this were to happen, then this would cause diYculties
for some Councils. On the other hand if this were done in a pro-active way to create future funding
opportunities for those worse hit, a sort of safety net, then this may be a way of smoothing any inequalities
that arise from notional redistribution.

6. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

Very few Authorities have significantly addressed the poor standards of accommodation within the
private sector. The funding arrangements for housing renewal have been limited and there are very few major
programmes similar to those seen in previous times.

The likelihood of change to the funding regime is small, meaning that any real change to the quality of
private sector homes occupied by vulnerable people is also unlikely. The significant backlog of investment
will continue to grow and enforcement is diYcult. Some progress has been made with Housing in Multiple
Occupation, but unless some funding streams become available that enable Councils to use a carrot and stick
approach to renewal, this is an area that is unlikely to improve. This is particularly a concern when
considering environmental eYciency factors, including heating, insulation, etc.
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7. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

The monitoring of the Decent Homes Standards, and more importantly, the plans that Landlords have
had to achieve them, has not been well managed. Too often, over-ambitious plans have been followed by
poor performance and slippage, lack of evidence, etc. but with little action taken. This has led to regulatory
action to remedy the failures in the RSL sector but with little consequential action for Local Authorities.

We are assuming that once single domain regulation is achieved that the responsibility for monitoring
housing standards will fall to the TSA across all Social Landlords which should improve consistency of
approach. It will need to equip itself with the analytical tools to monitor compliance.

There remains a question of accountability and enforcement. Although the TSA has various sanctions
that it can use to ensure compliance by an Association, it is certainly not clear to us what powers will be
available to the TSA in response to Councils that are slipping behind acceptable standards.

8. Are there local examples of innovative best practice with wider post-2010 applicability?

There are a whole host of examples of good practice across the country. We will not list specific
organisations in this paper but would make the following general observations on where these organisations
have been focusing their eVorts:

1. In almost all the good practice examples that we have seen, the organisations involved have
developed a standard of housing in close consultation with their tenants, taking on board the
requirements of Decent Homes Standard and also other matters that are important to them
including aVordability within the business plan. This has resulted in a local standard which
everyone is happy with, often termed a “Decent Homes Plus Standard”. This tailoring of the
standard is fundamental to the future sustainability of properties.

2. Some organisations have had a big focus on fuel poverty and are “ahead of the game” in terms of
focusing on renewable energy together with the education of Technical OYcers and tenants on the
wider issues surrounding energy.

3. Many organisations are already looking at the environment and fully acknowledge the importance
of this in terms of creating sustainable housing.

4. The advanced organisations are ones who have taken the achievement of the Decent Homes
Standard as merely one piece in the jigsaw. The clever ones have developed in-depth Asset
Management Strategies, gathering the necessary information to fully understand the future
performance of their properties, not just in terms of future investment, but all other aspects. These
organisations have, in turn, identified properties where investment is not appropriate and an
alternative needs to be considered. This has enabled them to focus their funding on the properties
that have a long term future. This is really a key aspect for the future aVordability of whatever
standard is developed. If the simple view is taken that there is a standard and all properties need
to be brought up to that standard in any circumstances the model will not be sustainable. The fact
is that there is a large group of properties across the country that do not have a long term future
and where redevelopment is more appropriate, resolving the false dilemma between investment and
development. Some organisations are addressing this, others are not.

5. The advanced organisations have gathered information to enable them to fully understand the
medium to long term repairs and maintenance needs of their properties and have developed
programmes accordingly. This has enabled them to procure work on the basis of long term
contracts on an informed basis. This has been very attractive for contractors and, as a consequence,
these organisations are receiving far more value for money out of their procurement. From a
tenant’s perspective there is far more certainty about the work that is going to be undertaken and
from the organisations perspective, far more certainty as well as a model that is far more aVordable.

October 2009

Memorandum from Confederation of Co-operative Housing (CCH) (BDH 49)

DECENT HOMES: COMMUNITIES AND LOCAL GOVERNMENT COMMITTEE INQUIRY

1. Summary of key points

1.1 The CCH is the national representative body for co-operative and mutual housing in England and
Wales.

1.2 Housing co-operatives have a particularly strong record with regards meeting the decent homes
standard. Few have ever not met the decent homes standard, and most meet and will continue to meet the
full “industry standard” for improvements.

1.3 There is something endemically wrong with our system of financing and managing social rented
housing that some landlords cannot meet the decent homes standard.

1.4 However, we recognise the value of the decent homes standard in driving standards up for tenants.
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1.5 There should be a national review of the decent homes standard with tenants, particularly in
conjunction with the National Tenant Voice.

1.6 This review should particularly include consideration of additional environmental standards.

1.7 Government cannot turn a blind eye to landlords who are not compliant with the decent homes
standard by 2010.

1.8 Tenants’ views should be paramount in relation to tackling social renting landlords who have not met
the decent homes standard. The CCH calls for independent inquiries with tenants of landlords who are not
decent homes standard compliant (funded by the landlord but not commissioned by them) to determine their
standards expectations and the future of the ownership and management of their homes.

1.9 The settlement for self-financing local authorities should enable them to meet the “industry standard”
for repairs and improvements, alongside enhanced requirements for tenant empowerment.

1.10 Private sector social renting landlords should be required to meet and maintain the “industry
standard” for improvements.

1.11 Adequate arrangements for future regulation are dependent on the TSA’s regulatory programme,
and we consider that the Minister should particularly ensure the eVectiveness of the TSA’s empowerment
standard.

2. The Confederation of Co-operative Housing

2.1 With a membership of just over 100 housing co-operatives and service user controlled housing
organisations, the CCH has been the representative body for co-operative and tenant controlled housing in
England and Wales since 1994. We are recognised in this role by Government, the UK co-operative
movement, and other bodies. The CCH also has a long track record of working in the housing association
sector to support tenants who wish to participate in decision-making. In particular, the CCH developed the
Community Gateway model, a tenant and community owned membership model for large scale housing
organisations, which has been implemented in various places in England and Wales.

2.2 The CCH is also recognised as one of the three national tenant organisations (alongside our partners
in TAROE and the NFTMO) and has played a leading role in the development of the National Tenant Voice,
and nominates four members of the NTV’s National Tenant Council.

2.3 The CCH has also played a leading role in the Commission for Co-operative and Mutual Housing
(CCMH)—an independent commission chaired by Adrian Cole, the Director General of the Building
Societies Association, that brings together the mainstream and co-operative housing sectors to examine the
role that co-operative and mutual housing should play in our national housing strategy. The commission’s
report is due to be launched in the House of Commons on 24 November 2009.

3. What lessons can be learned from the Decent Homes programme?

3.1 When the Decent Homes Standard was first announced, many housing co-op members were shocked
by how low it had been set. Having been trained to develop long term business plans based on stock
condition surveys that aim to ensure that all components of their homes and communal areas be maintained
to a high condition, and of course subject to direct accountability to the membership of co-ops who would
complain if this wasn’t the case, it didn’t seem to make any common sense to housing co-op members why
the decent homes standard included, for example, options for what ordinary people would consider to be
basic components of the home.

3.2 Of course, there are exceptions, but generally most housing co-ops registered with the Tenant Services
Authority (TSA) met, exceeded and sustained the decent homes standard at the outset of the programme.
For example, with regards the decent homes standard, CCMH’s research concludes that “co-ops reporting
figures show a dramatically lower level of non-decent homes”. CCMH also refers to research carried out by
the largest housing co-op service agency, CDS Co-operatives, into 44 co-ops it provides services to which
show that only 0.93% of co-op homes were not meeting the decent homes standard, a figure amplified by
one single co-op having 31% of their homes failing the standard due to electrical rewiring work which is due
for completion by March 2010 (by which time it will comply with the decent homes standard).

3.3 In fact, housing co-ops registered with the TSA have long term business plans that enable them to
fully comply with what is referred to as the “industry standard”—ie. the replacement on a planned basis of
all components of the home and communal areas. This is as a result of co-op tenant members having full
democratic control as their landlord and taking responsible common sense decisions. It is also perhaps one
of the reasons why the TSA found in their National Conversation that the most satisfied social housing
tenants live in housing co-ops (receiving an 88% satisfaction rating in the TSA’s survey as opposed to 76%
for housing associations and local authorities).

3.4 Housing co-ops registered with the TSA have been funded in the same way as housing associations.
The CCH considers that there has always been something endemically wrong with our systems for financing
and managing social rented housing that has led to the need for a decent homes standard, especially one that
had to be set so low to ensure that some social landlords would have any chance of achieving it.
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3.5 That said, the CCH applauds the Government for setting the decent homes standard and recognises
that it has driven up standards for some tenants—which can only be welcomed. This CLG review of the
standard is timely, but we consider that there is a need for a national debate on the standard with tenants.
The development of the National Tenant Voice will enable such a debate to take place.

4. Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be
addressed?

4.1 This may depend on how these problems have arisen, but it would make a mockery of the standard
if the Government does not take some action regarding landlords that have not met the standard by 2010.
Landlords have had many years to prepare to meet the standard and generally should have been able to do
so. Clearly in some local authorities, tenants have been against changed management or ownership
arrangements to enable landlords to meet the decent homes standards, but in some cases, this resistance to
change has been as a result of decades of total lack of engagement with tenants and a consequent lack of
trust—a fundamental failing in itself by the landlord.

4.2 Fundamentally, we do not want to see tenants suVer as a result of any action regarding non-
compliance with the decent homes standard. Tenants’ views on what should happen with regard non-
compliant landlords should be paramount. We therefore advocate that if a landlord is not compliant with
the decent homes standard by 2010, an independent inquiry into tenants’ views should be carried out, funded
by the landlord, but commissioned independently and accountable to the CLG and the National Tenant
Voice. This research should explore tenants’ views of:

— what standards they expect, setting out examples of the highest standards achieved by landlords;

— the potential means by which those standards can be met, and which means are acceptable to
tenants; and

— the level of control they have currently and that they aspire to in long term business planning and
in planning and carrying out improvements.

4.3 If, following a balanced and independent inquiry, tenants conclude that they would prefer to remain
with their current landlord arrangements whilst accepting a standard below decent homes, that decision
should be respected. If they conclude that they would prefer higher standards and choose alternative
management or ownership arrangements for their homes, a process of change should be facilitated.

4.4 For local authority housing not meeting the decent homes standard, the resolution of this issue will
be dependent on the outcome of the current Council Housing Finance review. If the settlement to local
authorities results in suYcient resources to improve and maintain homes to the standards expected by
tenants, then the problem of local authorities not meeting the decent homes standard will gradually
resolve itself.

4.5 For housing associations not meeting the decent homes standard, this problem may have arisen
through inept business planning and bad decision-making, possibly from some years ago, or it may have
arisen through circumstances beyond the association’s control. Again our view is that the tenants of
associations in these circumstances should decide—with options for homes to transfer to either a new or
existing tenant controlled housing organisation or another association of their choosing being options
available to tenants. We are aware that some transfer housing associations are reliant on gap funding
arrangements agreed with the Government at the point of transfer. It is vital that these agreements continue
to be honoured to enable those associations to continue to comply with the promises they made to tenants
at the point of transfer.

5. Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estate?

5.1 We agree that in principle, a revised standard should take into account environmental issues, fuel
poverty and estate management issues, but again, we would stress that these standards should be agreed with
tenants locally and nationally.

5.2 CCMH has found that some housing co-ops have started to take particular action in relation to
environmental and climate change issues, and with publicity more action may be possible. The CCH is
currently developing a Greener Living Fund programme with Co-operativesUK and the Plunkett
Foundation to develop environmental behavioural change in co-operative and mutual housing.

6. Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

6.1 Under current arrangements, some landlords will not have the funding to either meet the decent
homes standard now, and/or to sustain it in the future. As we have set out above, our view is that in such
circumstances tenants should decide on ownership and management arrangements for their homes.
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7. What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

7.1 The CCH strongly agrees with the principle of self-financing local authorities, provided:

(a) self-financing local authorities means that tenants of local authorities are empowered to be
involved in decision-making about their landlords, their homes, neighbourhoods and communities
to the extent of their choosing; and

(b) the level of settlement to self-financing local authorities is suYcient.

7.2 The latter point is very significant. To lock local authority housing into a permanent position where
landlords have insuYcient funding to manage and maintain homes would be an abdication of Government
responsibility to local authority tenants. The CCH, in partnership with our partner national tenant
organisations TAROE and NFTMOs have set out to the current review of council housing finance that the
settlement to self-financing local authorities should be done on the basis of 30 year business plans as follows:

(a) income should be projected on the basis of controlled and aVordable rents;

(b) repairs, maintenance and improvements expenditure should be based on providing the full industry
standard for improvements for every home and all communal parts;

(c) an uplift to enable environmental and energy eYciency improvements;

(d) funding for disabled adaptations;

(e) management allowances based on an increase over existing expenditure;

(f) additional funding to provide enhanced tenant empowerment activities, based on the formula used
in Preston and Watford Community Gateway Associations—particularly important given the
fundamental importance of the TSA’s empowerment standard in driving up standards of
engagement with tenants;

(g) additional resources to tackle anti-social behavior;

(h) ensuring that eVects of early debt repayment should be neutral; and

(i) ensuring that self-financing local authorities are not in a position where at some point in the future
it will have to “bid” for funding to maintain its business plan.

7.3 The above would reflect an equivalent position to transfer housing associations, and would enable
local authorities to fully meet the decent homes and subsequent enhanced standards. It would not be
acceptable to permanently lock self-financing local authorities into a position where they are never able to
provide 21st Century housing to some of the most vulnerable members of our community.

8. How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

8.1 We are not sure what this question refers to. Those who are housed in social rented housing are by
definition those who are in the most housing need and therefore potentially vulnerable.

8.2 If the question is referring to private organisations that are not local authorities, housing associations
or housing co-ops who may provide homes on a social rented basis, the full industry standard for homes,
communal areas and neighbourhoods should apply.

8.3 It should be particularly noted that, according to the CLG’s English House Condition Survey, there
are 40.6% non decent homes in the private rented sector, as opposed to 29.2% in social rented housing. In
this context, no private sector social renting should take place unless Government is satisfied that private
provision will meet and maintain minimum standards.

9. Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

9.1 The answer to this question is dependent on the outcome of the TSA’s consultation on regulatory
standards, and subsequent development of regulatory standards, which particularly includes how the
National Tenant Voice will enable tenants nationally and locally to impact on the development of standards,
particularly with regards empowerment of tenants.

9.2 The CCH, in partnership with TAROE and NFTMOs, has particularly stressed, in response to the
CLG’s consultation on “Directions to the TSA”, that the Minister has a responsibility to:

(a) satisfy themselves that the TSA’s empowerment standard includes the right ingredients to initiate
the process of cultural change necessary in the social rented housing sector;

(b) set out what progress they would expect to see in the social rented sector in a year’s time and at
periodic intervals after that with regards empowerment; and

(c) review progress of the empowerment standard on an annual basis after the initiation of the TSA’s
powers to ensure that genuine progress on empowerment is being made.
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10. Are there local examples of innovative best practice with wider post-2010 applicability?

10.1 We refer to our answer to the first of these questions in relation to the performance of housing co-ops.

Memorandum from East Durham Homes (BDH 50)

Q1 What lessons can be learned from the Decent Homes Programme?

— Needs to have surety of funding if the jobs and regeneration benefits are to be maximised.

— The reallocation of funding from the decent homes programme has meant money hasn’t been
targeted to the poorest and most deprive areas, eg East Durham (former District of Easington, the
seventh most deprived district—Indices of MDP).

— The reallocation of funding from the decent homes programme has meant money hasn’t been
targeted at the areas of worst housing (90% non decency).

— Worst conditions in the private sector haven’t been addressed.

— Need to generate increased training and unemployment opportunities through closer links to
colleges, Job Centre etc.

— Needs to address environmental and sustainability issues.

— There will be a need for ongoing and continuous investment after Decent Homes.

— The carrot of additional investment has contributed to a step change in service delivery by ALMOs.

Q2 Where targeted housing fails to reach the Decent Homes criteria by 2010, how should the backlog be
addressed?

— Need for ongoing investment to achieve and maintain the Decent Homes Standard.

— The new HRA proposal will be insuYcient (in the case of East Durham Homes) to fund the Decent
Homes work required (according to the financial work we’ve done so far).

— There is, therefore, a need to provide additional Decent Homes funding on top of the self financing
provisions in the HRA proposals if East Durham Homes are to achieve Decent Homes funding
through either capital grant or additional supported borrowing.

— This funding should be committed and projected over a four–five year period to give certainty,
enhance job creation and regeneration opportunities.

— Need to ensure funding addresses fuel poverty issues by ensuring heating and insulation standards
are applied.

Q3 Should minimum acceptable social housing standards be amended to take account of environmental
standards, fuel poverty and the estates?

— Yes, but funding is required to delivery any agreed standards.

— Need to address environmental issues on estates for parking, fencing, security, open spaces and
issues that turn areas into true neighbourhoods.

— Feedback from tenants is they want to live in pleasant, safe neighbourhoods where their children
can play safely.

— Fuel poverty remains a significant issue and, as traditional fuels become more expensive, social
housing providers should be encouraged to look at alternative and supplementary fuel sources, as
well as maximising the insulation and eYciency of their heating systems.

— Social housing should lead by example in this field.

Q4 Do the management organisations—Councils, including via ALMOS, and housing associations—need to
change? Will they have suYcient funds?

— ALMOs have been a major success story in terms of improvement and delivery and inspections by
the Audit Commission have consistently shown that ALMOs have outperformed RSLs and
Retained Stock. ALMOs have also brought a clear focus on customer involvement to deliver
service improvements. What has made ALMOs more successful should be translated across non-
ALMO providers and other service delivery areas.

— Under the existing Housing Revenue Account, Durham will have insuYcient funds to achieve
decency, but with the ALMO funding East Durham Homes and Dale and Valley Homes should
have enough funding to achieve Decent Homes Standards, however, under the current financing
system, we will not be able to maintain the Decent Homes Standard, deliver Decent Homes or
maintain services and investment at their required or existing level without rationalisation and
major revisions to the HRA.
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— The draft Housing Revenue Account proposals are highly unlikely to release suYcient funds for
Decent Homes to be achieved without Decent Homes grant funding.

— There are currently a large number of social housing providers operating within County Durham,
including:

— 4 LVSTs (former districts)

— 2 ALMOs

— 1 retained “in house” provider.

— The Total Place Government pilot in County Durham is currently looking at housing and
regeneration issues and looking at how eYciencies/rationalisation can be made to bring about
eYciencies whilst delivering service improvements.

— There will inevitably be scope for eYciencies to be gained by joint working and provision.

— However, it is important that a balance is achieved between eYciency, local delivery and
responsiveness to local issues and needs, especially in areas of high multiple deprivation, poor
transport links and low literacy levels/educational achievement.

Q5 What are the implications for decent housing standards of the Government’s proposal currently out for
consultation to move to a devolved system of council housing finance?

— My comments need to come with the caveat that they are based on certain assumptions around the
consultation document and our circumstances could change with any changes to the proposals.

— However, the current position in County Durham appears to be:

— The existing HRA appears unsustainable and cannot deliver the continued investment
required to keep properties at the Decent Homes level and to continue to invest in and
improve services.

— The HRA consultation document and modelling we have done shows that the new HRA could
be sustainable (depending upon the level of debt, interest rates etc) over the length of a 30 year
business plan.

— The gap for Decent Homes funding (£117 million—ALMO funding) would need to be grant
funded outside of this as Decent Homes could not be achieved and maintained over the length
of a 30 year business plan without this.

Q6 How should the Decent Homes target for private sector homes occupied by vulnerable people be taken
forward?

N/A.

Q7 Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

— We have responded to the TSA consultation documents and are generally supportive of the
principles included within the draft consultation.

— We support the view that there should be a consistent approach to regulation for all social housing
providers.

— We need to achieve a balance between proper and consistent regulation and over-regulation.
Clarification will be needed on the TSA standards, The Audit Commission’s Key Lines of Enquiry,
The Comprehensive Area Assessment etc.

Q8 Are these local examples of innovative best practice with the wider post-2010 applicability.

— Our recent Audit Commission Inspection highlighted several areas on good practice, as did our
recent successful TPAS Accreditation for Customer Involvement. Specifically in relation to Decent
Homes—Our flexible kitchen design and use of lever taps and water cut-oV switches was raised as
positive practice by the Audit Commission.

Paul Tanney
Chief Executive
East Durham Homes
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Memorandum from the Construction Industry Council (CIC) (BDH 51)

Summary

1. CIC acknowledges that the introduction of the Decent Homes Standard in 2001, backed by substantial
public spending in the last 10 years has resulted in a marked decline in the numbers of non-decent homes.

2. Money spent on upgrading existing homes is an eVective way of creating jobs in the construction
industry, at many diVerent skill levels, which can result in benefits spread throughout the country. It also has
public health benefits and can results in savings in care provision for the elderly.

3. In the coming decades there will be increasing numbers of elderly people. Future standards need to
take this into account.

4. A new Decent Homes standard to be adopted after 2010 ought to contain a significant, over-riding
emphasis on energy eYciency.

5. The existing scope of the standard (ie which only applies to interiors) precludes certain interventions
(eg exterior insulation for solid walled housing), which should be reconsidered in a new standard. It also
focuses on individual dwellings rather than neighourhoods.

6. Some elements of the existing initiative (in particular the emphasis on thermal discomfort levels) tie in
well with Government plans to control carbon emissions.

7. By aligning Decent Homes standards more closely with higher standards for carbon eYciency in other
areas of construction (eg Building Regulations, Code for Sustainable Homes) there is an opportunity to
create a more coherent system of guidance.

8. The issue of space standards in new and refurbished housing is of increasing relevance.

Decent Homes

9. he Decent Homes standard is currently the primary indicator of the condition of housing stock which
is applied in England. Similar standards operate in the other nations of the UK. The decent standard has
been a primary lever in a drive to bring all social housing up to a decent standard by 2010. In 2002, the
Government broadened this target to include all private sector homes occupied by vulnerable households.

10. Figures from Hansard published on 2nd June 2009 indicated that in relation to the Decent Homes
programme between 1997–98 and 2008–09, the overall capital sum provided by the Department for
Communities and Local Government and its predecessor Departments for capital investment in council-
owned housing stock was £25.8 billion.

11. Improving housing can improve public health and children’s education and make communities more
sustainable. A strategy based on improving the existing housing stock spreads benefits further than building
new houses.

Background

12. A dwelling is defined as decent if it meets a statutory minimum standard, provides a reasonable degree
of thermal comfort, is in a reasonable state of repair and has reasonably modern facilities. First introduced
in 2001, the Government changed the definitions of the first two criteria in 2006, in particular making the
statutory minimum standard much stricter.

13. The Decent Homes standard has undoubtedly resulted in a broad amelioration in housing conditions
in that 27% of homes in England in 2006 were classified as non-decent compared with 45% a decade earlier.
Lack of thermal comfort is the main reason for homes failing to meet the decency standard.

14. It should be noted that there are substantial numbers of households in non-decent homes at all levels
of income. Poor households are more likely to live in a non decent home than rich households with 30% of
households in the poorest fifth compared with 26% of those on average incomes and 22% of those in the
richest fifth.

15. Rates of non-decency are highest in the private rented sector, however because owner occupancy is
by far the most common form of tenure, it still accounts for two-thirds of all non-decent homes.

16. The proportion of homes in each region which are non-decent varies from 35% in London to 23% in
the North-east. There is no obvious geographical pattern to the diVerences.

Key Features

17. The Decent Homes standard is a standard which triggers action; it is not in essence a prescriptive
standard to which work should be carried out. The criteria that the property meets current housing statutory
minimum standard is judged according to the Housing Health and Safety Rating System (HHSRS), a risk
assessment tool operated by local authorities. Guidance notes are provided on this and on the other criteria
(ie that the property is in a good state of repair, that it has reasonably modern services and that it provides
a reasonable degree of thermal comfort).

18. As currently defined the Decent Homes Standard does not cover the maintenance of the exterior of
the dwelling and all structural elements.
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The Wider Picture

19. Any evaluation of the Decent Homes initiative has to be seen in the context of overall demographic
trends; the current housing situation in respect to aVordability and numbers under construction; as well as
other Government initiatives particularly in respect to carbon emissions and building standards.

Population trends and structure

20. The population of the UK according to figures released by the OYce of National Statistics (ONS) in
August 2009 grew by 408,000 in 2008 to reach 61 million people. The population is now growing by 0.7%
per year, which is more than double the rate of the 1990s and three times the rate of the 1980s. The
demographic picture is also changing in that there are now a record 1.3 million people over 85, which reflects
an ageing population. The ONS states that “the proportion of people aged 65 and over is projected to
increase from 16% in 2008 to 23% by 2033”.

21. Allied with the growth and changes in structure in population, there is also a long trend towards
growth in the number of households. The Joseph Rowntree Foundation reported in 2005 that “since 1971,
the number of households in Great Britain has risen by 35%, from 18.5 million to 25 million in 2005. Over the
same period the population rose from approximately 54.5 million to 58.5 million.” Divorce rates, increasing
longevity, the increase in single person households all underlie these trends.

22. Future standards in housing must take account of an ageing population and also one in which energy
costs may not be as moderate as they have been in recent decades.

Housing numbers

23. In 2004, the economist Kate Barker (Barker Review of Housing Supply 2004) pointed out that there
was a shortage in the number of houses being built. She recommended that the number of houses built per
year increased from the 2005 levels of 170,000 by a further 120,000 units. Since then due to the recession,
housing starts have slumped and may be low for several years to come. Housing starts in 2009 are estimated
by the Construction Products Association to be at around 80,000 in the private sector and 25,000 in the
public sector. This adds up to only around 40% of the Barker figure suggested five years ago. This shortage
in new homes—and particularly in aVordable new homes— is propping up house prices and re-emphasises
the need to upgrade existing stock.

24. This housing shortage (which in turn creates aVordability problems) reinforces the need to use the
stock we have to maximum advantage. Bearing in mind the large number of empty homes (over 700,000
were identified in the Barker review), the prevalence of second homes and the pressure on housing in areas
of buoyant employment, there is a need for a housing strategy particularly targeted at those with low
incomes. Part of this strategy has to be for high quality building and refurbishment.

Controlling carbon emissions

25. Since the Climate Change Act of 2008, the UK now has legally binding targets in relation to
controlling carbon emission targets, backed by a system of regular carbon budgets. As the domestic housing
stock accounts for 27% of UK carbon emissions, reducing the levels of emissions in the existing housing
stock will be a major element in any serious eVort to control national carbon emissions. As upgrading
insulation and improving energy eYciency is a key element, this ties in well with the Decent Homes drive to
improve thermal comfort levels.

26. The recent report from the Audit Commission “Lofty ambitions” which deals with the role of councils
in reducing CO2 emissions, highlights that one third of CO2 emissions in England come from energy used
to heat and power homes. Although reducing emissions by 29% using energy eYciency measures could cost
nearly £50 billion, the report points out that the resulting savings in household fuel bills would equal the
investment in eight years.

27. The Energy Saving Trust estimates that around half the homes in the UK (12.5 million) have under-
insulated lofts. While some people are willing to upgrade their loft insulation, many are not. There are
substantial numbers of home-owners who will not upgrade their insulation due to perceptions of the cost
and disruption involved. An updated Decent Homes Standard which highlights thermal discomfort as an
issue will serve alongside the energy performance certificate in the HIP survey to underline the energy
saving message.

28. The Decent homes standard has assumed that providing the means to achieve thermal comfort is the
end rather than providing thermal comfort itself. For example the “standard” solution oVered in many cases
is to replace existing heating with a condensing combi boiler. This may be capable of heating the dwelling
but does not mean that the heating is any more aVordable.

29. Some CIC members are concerned that there has been an over-emphasis on replacing the visible assets
in a kitchen and bathroom rather than some of the invisible assets associated with insulation and airtightness
measures. The lesson of reducing loads rather than increasing ability to supply heat seems to be absent. This
is perhaps unsurprising given the skills available to carry our remediation—they are much more available
in the kitchen and bathroom fitting industry than in the energy reduction industry.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 296 Communities and Local Government Committee: Evidence

Adequate space standards

30. With population growth and changing living and family patterns, combined with high land costs,
homes are likely to become smaller than in previous generations, which will require a greater emphasis on
space standards, clear layouts and circulation plans.

31. Conversions of existing buildings into apartments often lead to poor sound insulation between
dwellings, leading to disputes and tensions between neighbours. Increased density adds to the problem of
sound transmission and adds to the stress of living closely within mixed communities.

32. Adequate storage provision for domestic refuse separation and recycling needs to be considered so
that rubbish can be separated without causing health hazards.

The Cost Effectiveness of Intervention

33. The Audit Commission report Building Better Lives casts some interesting light on the cost
eVectiveness of intervention. One of the tables in the report illustrates that the same amount of money which
builds one home, could bring nine homes up to a “decent standard”.

34. The report also points out that every £1 spent on providing housing support for vulnerable people
can save £2 in reduced costs of health services, tenancy failure, crime and residential care. Spending between
£2,000 and £20,000 on an adaptation which can enable an elderly person to remain in their own home can
save £6,000 per year in care costs.

Employment Potential within the Construction Industry

35. The job creation potential of refurbishing the existing stock can be gauged from a recent scheme in
Yorkshire. Kirklees Council has launched a scheme to roll out home insulation across the Kirklees district.
Kirklees Warm Zone oVers cavity wall and loft insulation free of charge to all suitable households regardless
of household income or property size, which greatly increases take-up rates.

36. By June 2009, 83% of households (143,000) had been visited, and more than 32,000 have received
insulation measures. Nearly 100 full-time jobs and 60 part-time roles have been created as a result of this
scheme. Installations are proceeding at a rate of around 600 every week, making this easily the UK’s largest
insulation scheme.

37. This scheme is interesting in that it demonstrates a council-led initiative, combining a variety of
funding sources, tackled on a neighbourhood scale, using council assessors with a sustained publicity drive
and vetted contractors. This type of locally based initiative, which incorporates a high level of consultation
and support, may be a useful model for future schemes.

Investing in Construction

38. Bearing in mind that public spending will fall in the next spending round, construction has to be
considered as one of the best ways of stimulating economic activity—not just for the sector but across the
economy as a whole, especially in the manufacturing sector. As the levels of imports are low in this sector,
the stimulus stays within the national economy.

39. The recent report by LEK Consulting for the UK Contractors Group, Construction in the UK
Economy: The Benefits of Investment, shows that every £1 spent on construction leads to an increase in GDP
of £2.84 as the spending not only creates construction output worth £1, but also stimulates growth elsewhere
in the economy worth £1.84.

40. The report also demonstrates that construction is the best sector for stimulating employment as the
sector is active throughout the country and provides employment and training opportunities for lower
skilled and young workers who have relatively few alternative opportunities. Investment in construction also
provides significant long-term economic and social benefits.

Recommendations

41. CIC suggests that any update of the Decent Homes standard needs to be viewed in conjunction with
major programmes to retrofit the existing housing stock.

42. Attention ought to be given to “pay as you save” mechanisms linking upgrading schemes to the
property to which it is applied and payable over a number of years.
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43. Some CIC members have questioned whether having a national standard is the way forward and
prefer the idea of long term home and estate improvement plans adopted at local level.

November 2009

Memorandum from The Audit Commission (BDH 52)

The Audit Commission’s Role Inspecting Housing Services

1. The Audit Commission inspects and monitors the performance of a number of bodies delivering
housing services, and has been doing so since April 2000. These include local authorities, arm’s length
management organisations (ALMOs) and housing associations. We use our inspection powers under the
Audit Commission Act 1998 (as amended). We are now commissioned by the Tenant Services Authority
(TSA) to carry out inspections of the landlord services of housing associations. From April 2010 (subject to
Parliamentary approval) the TSA will also commission inspections of local authority and ALMO landlord
services from the Audit Commission as the Authority takes on the cross-domain regulation of social
housing.

2. We have published a number of key lines of enquiry (KLOEs), which set out the main issues we
consider when forming our judgements on the quality of various housing services. The Stock Investment
and Asset Management KLOE sets out how social landlords manage and maintain their housing stock. A
copy of the current KLOE is attached at Appendix 1.

3. Between 1 April 2006 and 31 March 2009, the Commission published 362 inspection reports, of which
203 included an assessment of social landlords’ asset management capabilities. Of these inspections, 113
were of housing associations, 56 were of ALMOs and 34 were of local authority retained landlord service
inspections.

4. Our approach to selecting local authority and housing associations for inspection has for some years
been risk-based, and one where the Commission or the Housing Corporation/TSA determines the time and
scope of an inspection. The arrangements for ALMO inspections are somewhat diVerent. The government’s
policy of oVering additional capital to high performing ALMOs replaces the risk-based approach with a
programme more closely related to which phase of the ALMO investment programme a particular authority
is in.

ALMO inspections

5. The Commission plays a key role in determining whether councils with ALMOs can access additional
government funding for decent homes work. This is because CLG requires ALMOs to deliver “good”, two-
star services to release funding which, since April 2009, has been channelled through the Homes and
Communities Agency (HCA). Between September 2002 and September 2009, the Commission has inspected
more than 60 ALMOs. Where we confirmed that the ALMOs delivered “good” services, their councils have
so far accessed approximately £5 billion in additional supported borrowing to deliver decent homes. It has
not been an easy option—about one in four ALMOs has needed two attempts to reach this level.

6. To ensure that ALMOs maintain high quality services, it is also government policy that we re-inspect
them within three years after they have achieved the “good” rating, especially in situations where the
additional spending has not been completed within the three year time frame. The ALMO inspection
programme has served as a driver for continued service improvement across this part of the social
housing sector.

7. If all ALMOs not yet on the funding programme reach a “good” standard at their first inspection, then
the future programme of ALMO inspections is as shown below.

Year 2010–11 2011–12 2012–13 2013–14

Initial funding inspections 4 — — —
Re-inspections 10 6 8 4

The proportion of ALMOs delivering excellent services overall has increased from 5% before the ALMO
was set up to 31% when the ALMO has had its second inspection.
Outcome of ALMO inspections (September 2002 to September 2009)

Poor Fair Good Exc Total

Pre-ALMO/“indicative” 2 41 17 3 63
3% 65% 27% 5%

ALMO initial funding inspection 1 17 38 9 65
2% 26% 58% 14%

ALMO second inspection 0 7 33 18 58
0% 12% 57% 31%
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8. ALMOs we have judged as being excellent have a strong strategic approach with a focus on their decent
homes target. This was set out in comprehensive asset management strategies, based on increasingly reliable
stock condition information. The majority of major works services attained their “excellent” rating at re-
inspection, when they had been able to demonstrate several years of delivering an extensive programme of
improvements well. Decent homes work was on track, the quality of work was high and so, generally, was
tenant satisfaction. Tenants were involved in decision making, had choices and received reliable information.
We often found a comprehensive approach to procurement within a strong partnership framework.

9. It is diYcult to generalise about poor ALMO services as there were only two examples in three years,
and the two council areas concerned had little in common. Both lacked a strategic approach to dealing with
their specific problems, and had budgetary problems. Tenants were not fully involved in decision making—
indeed in one council, decent homes work had stopped without informing them and in the other, an historic
lack of investment led to very low levels of decent homes.

Inspections of local authorities which have retained their housing stock

10. There has been only one excellent council housing asset management service out of 34 inspections of
such authorities identified in the last three years. As with ALMOs and associations this council had a strong
strategic approach. This was based on reliable stock condition information. Tenants were involved in
decision making and had a range of choices. Decent homes work was on track, the quality of work was high
and so, generally, was satisfaction.

11. Almost half of the councils where we inspected housing asset management had poor services. Most
did not have an asset management strategy. Resident involvement was limited, including at a strategic level.
The approach to procurement and the quality of stock condition information has varied considerably.

12. The Commission has looked at decent homes delivery as part of its Comprehensive Area Assessment
(CAA) and will continue to report publicly on conditions in local areas through the Oneplace website. In
the first year we have reported, with the other inspectorates, on the failure to deliver decent homes around
the country. We issued red flags to three areas because of our serious concerns with current standards of
council-owned stock and plans for improvement. We also included the condition of private sector housing
as an area of concern in red flags in seven other areas.

Relevant Commission Research

13. In addition the Commission has undertaken a number of studies that touch on the decent homes
debate. This submission specifically references three studies; Financing Council Housing, which looks at the
Housing Revenue Account subsidy system, Building Better Lives which considers the local authority
strategic housing function and Lofty Ambitions, which reviews policy around the energy issues of the
nation’s housing stock. The key recommendations from these studies are to be found at Appendix 2.

Housing Associations

14. Housing associations we have judged to be excellent have a strong strategic approach to asset
management. They set this out in comprehensive asset management strategy based on reliable stock
condition information. Tenants are involved in decision making, supported by choice and reliable
information. At the time of the inspections decent homes work was on track, the quality of work was high
and so, generally, was satisfaction. We often found a comprehensive approach to the management of
asbestos and its removal, energy eYciency and procurement.

15. Poor associations had asset management strategies that were incomplete and which were often based
on out-of-date stock condition information. Tenants were not fully involved in decision making. Planned
maintenance was behind schedule. The position on decent homes programme was not always accurately
reported, with plans and budgets sometimes based on inadequate data. However, we have found decent
homes levels and energy eYciency measures can be positive in what are generally weak services, especially
where stock was relatively new.

16. The Commission, following requests from the TSA, has carried out short notice inspections (SNIs)
of housing associations for the last 18 months. Tenants’ priorities such as responsive repairs have figured
most prominently, with major works/decent homes included in the scope of just five of the first 33 SNIs.
Results so far are unremarkable, with neither very high nor low performers identified in this service area.

Decent homes in the private sector

17. In three years the Commission has carried out 72 inspections of strategic housing services, many of
which included in their scope the condition of private sector homes. We identified a much lower proportion
of high performers overall in this sector, and private sector was a weaker area within the overall strategic
service. Common weaknesses included lack of a strategy or a strategic approach (including for empty homes)
and old stock condition information (including for Houses in Multiple Occupation). In addition, many had
no measurable objectives to reduce non-decent housing, and were slow to deal with disabled facilities grants
and the resulting adaptations.
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Sector inspection outcomes

18. The following tables summarise and compare the overall service scores for ALMO, local authority
and housing association sectors where the scope of the inspections included major works. They also indicate
how sectors compare with each other.

19. ALMOs deliver major works well and better than other sectors, but slightly worse than their services
overall. Housing associations deliver major works better than they do their overall services. Local authority
retained services perform considerably worse than ALMOs and housing associations for both major works
and overall services. We have found few councils that can deliver high quality services for residents in the
private sector. We have also found few councils that deliver a strong, comprehensive approach to improving
private sector homes in their area.

ALMO inspections Overall service rating Major works rating

Good/excellent 42 75.0% 39 69.6%
Poor/fair 14 25.0% 17 30.4%
Total 56 56

Local authority retained Overall service rating Major works rating
inspections

Good/excellent 3 8.8% 7 20.6%
Poor/fair 31 91.2% 27 79.4%
Total 34 34

Housing Association Overall service rating Major works rating
inspections

Good/excellent 39 34.5% 59 52.2%
Poor/fair 74 65.5% 54 47.8%
Total 113 113

Local authority strategic Overall service rating Private sector
housing inspections housing rating

Good/excellent 18 25.0% 6 16.2%
Poor/fair 54 75.0% 31 83.8%
Total 72 3782

Conclusion

20. The Commission believes that the decent homes programme in the social housing sector has been a
positive initiative. It has delivered benefits to large numbers of tenants reliant upon social landlords for the
quality of their homes. For example, in the social housing sector, the percentage of decent homes has
increased from about 62% in 2001, to about 85% in 2009. The diVerent definition for decent homes in the
private sector, linked as it is with vulnerability, makes for less clarity as to the current position.

21. Looking ahead the impact of the recession, and consequent refocusing of public spending priorities,
is likely to challenge the sustainability of the programme in the medium term. This may threaten some of
the gains that have been made in the social sector and lead to deterioration in the longer term. The outcome
of the housing revenue account subsidy review will be critical to the longterm business planning of councils
and future determinations on rent levels will be the key to the ability of all social landlords to maintain
standards.

23. The original programme was not designed to address the wider local environment. However, given
the importance to local people’s quality of life and perceptions of the areas in which they live, and despite
the impending financial constraints, it would be useful to now consider what a broader standard may include
over a 15 to 20 year period.

Detailed Response

Introduction

24. We have listed the Committee’s specific questions followed by our response.

82 The ratings for private sector housing are less reliable as not all strategic housing reports gave a separate rating for this
service area.
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What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

24. Scotland, Wales and Northern Ireland are outside the Commission’s remit.

26. In England, the programme has considerably improved the quality of life for residents of social
housing. It has shown what landlords can achieve when clear government targets are linked with a range of
options with performance and financial incentives. Not all councils have resolved local political concerns
when the stock retention option provided insuYcient investment to meet the decent homes target. But the
majority have done so and delivered large scale improvements to their homes.

27. For housing associations the challenge has been diVerent. Many of the stock transfer associations
were established because of the shortage of investment funding available to local authorities. Although the
first stock transfer preceded the decent homes programme by more than a decade, it has continued to be an
option to local authorities.

28. There have been 171 large scale stock transfers (involving 1.2 million homes) to housing associations
since 1988. Of these, 96 transfers (involving 750,000 homes) have taken place since 2000, when the decent
homes approach was first unveiled. For more traditional housing associations the key factor has been the
age and nature of their stock. The ones which have had stock for many decades, or which have grown
through the acquisition of existing stock are, in general, finding this more of a challenge than those which
have grown through building new homes with Housing Corporation, now the HCA, support. However,
across the housing association sector the scale of the challenge, given the access to private finance and
average age of stock that is younger, is proportionately less than in the council sector.

29. Our experience of inspecting social landlords has highlighted the importance of maintaining accurate
stock condition information, both for financial forecasting and for programming purposes. While sample
surveys have provided reasonable estimates, detailed surveys have generally resulted in higher than expected
costs. In addition, many landlords have identified a higher than expected need for adaptations to enable
residents to remain in their homes in the longer-term. For example a Commission audit of the decent homes
indicator in 2007–08 found that about one in four councils could not support its data returns to government
with accurate supporting information. Housing associations, particularly those with older stock, may be in
a similar position.

Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be addressed?

30. All social landlords should account for ongoing long-term maintenance within their business plans.
The outcome of the Housing Revenue Account subsidy review will determine whether councils have a more
predictable longterm income and expenditure profile. This will identify at a local level where and why
backlogs exist and should assist in establishing realistic but challenging timescales agreed with the
government and its agencies, HCA and/or TSA, for corrective action. Whatever timescale is agreed, this
should be subject to local discussions between landlord and tenants and be publicised.

Should minimum acceptable social housing standards be amended to take account of environmental standards,
fuel poverty and the estate?

31. It is now seen as a weakness that some of the services most desired by tenants, such as spending on
external common areas to design out crime, were not covered by the Decent Homes Standard. National
surveys have shown that the condition of the neighbourhood, for example, clean streets, and the condition
of roads and paving, are significant factors in making somewhere a good place to live. Local authorities and
housing associations should already be working towards achieving a local Decent Homes Standard, in
agreement with their tenants and residents as set out by the TSA in its draft national standards to be applied
from April 2010. The Commission now believes now that minimum internal standards are close to delivery
in social housing, it is time to focus on wider sustainability issues.

32. We have recently made recommendations to government about energy eYciency83 measures,
including the need to target spending on households in fuel poverty. However, while councils can tackle
energy use in their own housing stock, they can have most impact where they lead, oblige and provide some
element of subsidy to social and private landlords and private sector homeowners to reduce domestic CO2

emissions.

Do the management organisations⁄councils, including via ALMOs, and housing associations—need to change?
Will they have suYcient funds?

33. The lack of public funding is clearly going to be a significant diYculty for the improvement
programmes of many organisations delivering social housing services for the foreseeable future. How they
respond to the requirements of their tenants in a financially restricted environment will require an approach
to value for money that will need to be more robust if resources are to meet demands.

83 Lofty Ambitions (Audit Commission, October 2009).
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What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

34. The Commission has for some years argued84 for a new housing finance system for councils that is
more accountable to local people. The government aim is that councils will finance their businesses from
their own rents and revenues, in exchange for a one-oV allocation of housing debt. How this would impact
on individual authorities is not yet clear but moving to a system that in general facilitates an ability to plan
for the longterm with some certainty will make it easier for councils to hold informed local debates about
longterm programmes. This should provide stability and predictability in their relationships with their
tenants.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

35. Improving housing can in turn improve public health and children’s education, and make
communities more sustainable. Councils and Local Strategic Partnerships (LSPs) need to be more proactive
to improve standards in the private sector, which comprises 80% of homes in the country. Overall, standards
are now worse in the private sector. The removal of a target for government runs the risk that, at a local
level, councils would now consider it less important. A longterm target that covers all sectors might help to
refocus councils’ eVorts.

36. Recent studies and CAA fieldwork have shown that many councils do not have up-to-date
information about the condition of private sector homes in their areas. Nevertheless, some councils have
used regulatory powers and accreditation schemes to improve the quality of housing without spending
significant sums of public money.85 The Commission has highlighted that looking after the nation’s existing
housing stock is an important function of local authorities, running alongside enabling new housing
provision, and one that does not often get an appropriate level of attention.

Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

37. We are currently working with the regulator, the TSA, to ensure that there are robust arrangements
for ensuring that high standards are achieved and maintained from April 2010. The Minister for Housing
has the power to direct the TSA on the standard of social housing under the 2008 Housing and Regeneration
Act. In that context the current proposal is that the TSA’s national standard on quality of accommodation
will be linked to the Decent Homes Standard, or its successor, as a minimum.

38. Potentially the development of the national register of social housing (NROSH) can be seen as an
opportunity to improve ongoing monitoring in a co-regulatory environment. However, progress has been
slow over several years and the information deficiencies outlined earlier need to be tackled at a local level
if a national register is to be of value.

Are there local examples of innovative best practice with wider post-2010 applicability?

39. Yes. Examples can be found in our inspection reports, and in our studies on market renewal
pathfinders and strategic housing86 delivery. We promote these examples of positive practice though our
website. Appendix 3 sets out some examples we have identified in our reports and we can supply the
Committee with more if requested.

APPENDIX 1

STOCK INVESTMENT KEY LINES OF ENQUIRY

Background

This document details the key lines of enquiry (KLOEs) used by the Audit Commission Housing
Inspectorate when looking at stock investment and asset management services. It is one of a set of
documents produced by the Housing Inspectorate. To find out more about how KLOEs are used please read
the guidance notes available from the Audit Commission website at: www.audit-commission.gov.uk/
housingkloe

KLOE documents are designed to provide inspectors, inspected bodies and others with a framework
through which to view and assess services.

While the Housing Inspectorate has packaged some services together in producing these KLOE
documents there is no expectation that inspected bodies should organise and deliver services in a similar way.
The Housing Inspectorate remains committed to supporting service structures that best meet the needs of
service users and that focus on service delivery outcomes not processes and structures.

84 Financing Council Housing (Audit Commission, May 2005).
85 Building better lives (Audit Commission, September 2009).
86 Building better lives (Audit Commission, September 2009).
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Key Lines of Enquiry

These are the overarching questions that inspectors will be looking at, to assess the eVectiveness and
eYciency of services.

Access, customer care and user focus

— How eVectively does the organisation communicate and consult with its service users and
stakeholders about stock investment and asset management?

— How easily do service users access the service?

— How clear and comprehensive are service standards from a service user’s perspective?

— How does the organisation respond to service users?

— What service user satisfaction has been achieved through stock investment and asset management?

Diversity

— How does the organisation respond to the diversity of its community to ensure that all users, or
potential users, have fair and equal access to stock investment and repairs and maintenance?

Capital improvement, planned and cyclical maintenance, major repair works

— Does the organisation comply with the statutory requirements and good practice on stock
investment and property maintenance?

— Is the organisation carrying out the right maintenance and improvement work to the right homes
at the right time?

Responsive repairs

— How eVective and responsive is the organisation in keeping its homes and communal facilities in
a good state of repair?

Void repairs

— How quickly, and to what standard, does the organisation complete repairs to its empty properties?

Gas servicing

— Does the organisation comply with gas safety regulations?

Aids and adaptations

— Does the organisation enable service users with disabilities to continue to live in their homes, if they
want to?

Value for money

— How well does the organisation maximise the impact from its resources on stock investment and
asset management?

— How eVectively has the organisation established partnerships geared to achieve value for money
and improving its performance to service users?

— Has the organisation used procurement to achieve value for money in delivering services that
benefits service users and others?

Related guidance

Details of other guidance relevant to stock investment and asset management services are available on the
Audit Commission website at: www.audit-commission.gov.uk/housingkloe

Positive practice identified during inspection

As well as scoring and reporting on housing services, the Audit Commission identifies and promotes
positive practice through inspections. Every inspection looks for examples of positive practice and
innovation, creative ways of overcoming barriers and resistance to change, and ways of making better use
of resources. Regularly updated positive practice from housing inspections can also be found on the Audit
Commission website at: www.audit-commission.gov.uk/housinggoodpractice
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Descriptors

Descriptors are provided to help organisations understand how the quality of services is assessed against
the KLOEs. Descriptors of excellent (3 star) and fair (1 star) services are included below to give an indication
of what we would expect of services delivered to such standards. These descriptors are not intended to act
as a checklist or to prescribe the services that organisations would be providing if they were judged by
inspectors to have an excellent or a fair service.
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APPENDIX 2

RECOMMENDATIONS FROM RELEVANT STUDIES

40. Audit Commission recommendations to government from “Financing Council housing” (2005),
“Lofty ambitions” (2009) and “Building better lives” (2009).

Lofty ambitions

41. The government should:

— do more to promote a sustainable response to the challenges of reducing CO2 emissions and fuel
poverty by:

— reviewing expenditure on winter fuel payments to ensure that it is better targeted toward
reducing fuel poverty and is spent in a way that also reduces domestic CO2 emissions; and

— building on the Community Energy Saving Programme, ensuring that the programme of work to
deliver the Heat and Energy Saving Strategy prioritises energy eYciency improvements in fuel-
poor households;

— review, in the light of the experience of local area agreements from 2008 to 2011:

— the usefulness of national indicator 186 as a means of measuring progress on CO2 emissions
reduction in local areas; and

— whether the voluntary approach to the agreement of local targets on CO2 emissions is
delivering the progress required to meet national targets;

— assist councils to better target activities by rapidly taking forward plans for a national energy
eYciency data framework that will improve access to data—for example, on:

— energy eYciency of homes from energy performance certificates (EPCs);

— measures installed through the energy supplier obligation schemes; and

— domestic energy consumption at postcode level; and

— use the opportunity presented by the 2010 revision to Part L of the Building Regulations to
introduce a requirement for householders to improve the energy eYciency of homes when
undertaking major improvements.

Building better lives

42. Communities and Local Government should:

— rationalise the initiatives that have been introduced in response to the credit crunch, and clarify
objectives, eligibility and scope to:

— develop eVective delivery chains for all initiatives;

— clarify councils’ opportunities and obligations; and

— appropriately manage public expectations;

— work alongside local authorities and professional bodies to address the shortage of resources and
skills among council housing strategists (alongside its commitment, in response to the Killian
Pretty report, to address these issues in council planning departments); and

— use ministerial speeches and other opportunities to stress the importance of the strategic
housing role.

Financing Council housing

43. The Commission makes two key recommendations:

— The government should review the council housing subsidy system considering the following
matters.

— releasing from the system those authorities that can be self-financing, linked with high
performance;

— giving a specific focus on solutions for those authorities that currently rely heavily on the
system;

— ensuring that any re-designed system incorporates the six principles identified by the
Commission in this study; and

— pending any reform of the system, the government should produce an annual report on the
national Housing Revenue Account (HRA) to improve accountability.
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— The government should consider that the local Housing Revenue Account (HRA) could reflect
broader landlord costs. This would produce a better match between national priorities and local
choice, result in greater equity between local authority and housing association tenants and
support the government’s liveability agenda.

APPENDIX 3

EXAMPLES OF POSITIVE PRACTICE

Organisation Example

Berneslai Homes (3*ALMO) 2009 Sustainability—use of renewable energy—BH is striving to
reduce its carbon footprint by introducing alternative energy
solutions. The company has introduced a programme of biomass
fired community heating schemes providing cheaper energy for
tenants from a renewable energy source. In addition the
company is piloting the use of a ground source heat pump.
Results show a reduction of 46% in fuel costs.

Wolverhampton Homes Consideration of environmental issues in delivery of major
(2*ALMO) 2007 works—Environmental issues are being considered in the

delivery of major works. For example, there is a Decent Homes
Environment Group which looks at the environmental impact of
the programme. This has set a target of achieving 65% of waste
not going to landfill. A partnership has been formed with a local
social enterprise and the target is currently being achieved.

Leeds Federated Housing The Association has used its improvement programme to combat
Association (1*HA) 2009 fuel poverty (see paragraph 52 in report for more details).

Almost £160,000 is being saved per year by customers as a result
of the cavity wall insulation it has installed and approximately
£11,000 as a result of loft insulation. Further savings have been
generated by using “A” rated boilers to replace less eYcient ones
and installing double glazing. Innovative work includes a project
at a sheltered scheme where over 40% of residents were spending
over 10% of their incomes on fuel. LFHA has installed solar hot
water heating and passive gas saver units, alongside high
eYciency condensing boilers. This delivers over 60% of
customers’ hot water needs, with estimated savings of £118 per
customer per year. LFHA also employs a specialist energy
eYciency oYcer, who has carried out 284 home visits, saving an
average of £360 per year for each customer, which represents a
saving of £6 for each £1 invested. As a result of these various
measures, average SAP ratings in the association’s stock now
stand at 76.

Homes for Islington (3*ALMO) HFI is helping customers overcome the disadvantages of limited
2008 internet access. The ALMO is installing wireless networks for

residents; whole estates now have access. Take up has been
significant and feedback good, with over 1,000 diVerent
computers accessing the service. HFI has also set up a local
digital television channel for the benefit of residents. Those
residents who subscribe to satellite or cable television can use it
to access similar services as those available on the website, for
example choice based lettings and ordering a repair.
Disadvantaged residents are getting free access to a service that
would cost them almost £200 per year.

Urban Living—Use of Sandwell Metropolitan Borough Council set up a resident forum.
Neighbourhood Renewal After capacity building training in association with the New
Assessment, Greets Green, Deal for Communities programme, the forum undertook the
Sandwell 2009 socio-environmental assessment component of the NRA. A

consultant also worked with owner occupiers to explore issues of
self build, community land trust and low cost home ownership
and acted as residents’ friend to inform and educate on the
various housing options available.
This process had a number of outputs for the area. These
include:
— community support for the option selected;
— development options which were fully appraised by the

community;
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Organisation Example

— increased community capacity; and
— the creation of a Housing Action Area residents forum.

RENEW—heritage face lifting A typology study was used to diVerentiate an area of terraced
housing in Newcastle under Lyme and enhance the heritage
features to uplift the quality of the area as a whole. The heritage
review was placed along side a stock and ground condition
survey report to determine the boundary for investment and
influence the work specification. The focus of investment being
on items that that will add value and character, and preserve
specific features.
A methodology was agreed clarifying the diVerence between a
standard environmental health approach for group repair work
and heritage face lifting. The products used were more expensive
than a standard face lift but liaison with residents and staV,
indicate the quality of the goods were worth the extra funding in
terms of popularity and impact.

Audit Commission

Memorandum from Sandwell Homes Ltd (BDH 53)

RE: EVIDENCE SESSION 9 NOVEMBER 2009, COMMUNITIES & LOCAL GOVERNMENT
COMMITTEE

Sandwell Homes attended an evidence session on 9 November scheduled for 17:05–17:30. Dr Phyllis
Starkey MP, the Committee chair requested a written note of Sandwell’s approach to the application of the
Decent Homes Standard and the nature of our “Decent Homes Plus” promise to tenants. This is that note.

Applying the Decent Homes Standard

Sandwell Homes make an individual assessment of every home against the Decent Homes Standard
before carrying out refurbishment work to bring homes up to the standard. Every home refurbishment
package is bespoke and tailored to the needs of the individual property and its occupants. This approach
avoids the premature replacement of components that can occur where standard work packages are
employed on a geographic or archetypal basis.

Components are not replaced simply because they are old, we also consider their condition before taking
a decision to replace.

Our approach to window replacement is based on the condition of the existing windows. Where we replace
a window because of its condition we install new double glazed windows. We never replace windows solely
because they are single glazed.

Decent Homes Plus

Although we will retain an old component that is in good condition, we always replace components that
are in poor condition that cannot be economically repaired. This can occur in circumstances where the
standard does not require it (the standard permits the failure of one non-key component in a home). We do
so as we have concluded that it is uneconomic to leave a failed component in place. To return at a later date
to deal with the failure will almost always entail more expenditure than is the case where the replacement is
undertaken alongside other Decent Homes work within a dwelling.

We make adjustments to the standard installation of components in homes where the occupant suVers
from a mobility or other diYculty. If adjustment can be achieved at negligible cost we do so within the Decent
Homes package. Such adjustments may include the provision of a step in shower in lieu of a bath, the
provision of alternative smoke alarm and door bell arrangements for the hearing impaired, the location of
electrical outlets and controls at more convenient levels and the provision of lever taps in lieu of standard
taps. Where adjustments cannot be achieved within the available Decent Homes funding we work with the
Council to achieve synergies with the funding available for disability facilities. We do so by supporting
disability facilities work with budget earmarked for the standard components that disability installations
(usually level access showers) displace.

I trust that this note provides the information required by the Committee.

Sandwell Homes Ltd

18 November 2009
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Memorandum from SheYeld Homes Ltd (BDH 54)

GOVERNMENT AND SHEFFIELD STANDARD FOR DECENT HOMES

Element Government Decent Homes Standard SheYeld Decent Homes Standard

Structure & Roofs Repair/ renew if in poor condition:
Poor Condition defined as: Check all roofs and if failing
Wall Structure: if 10% or more replace.
needs replacement or repairs to 30% Where “patch and mend” is
or more are needed possible carry out this work rather
Wall finish: if replacement /repoint/ than replace all roofs.
renew required to 50% or more Check all external structures and
Roof structure: if replacement of repair. Repairs are kept to a
10% or more or strengthen to 30% minimum.
or more is required
Roof covering: if replacement or
isolated repairs to 50% or more is
required

Windows: Does not say specifically that all Does not make business sense to
homes should have double glazing repair windows. All windows that
only that windows are fit for are in need of replacement and are
purpose. not double-glazed will be replaced.
The guidance says: “Replace at
least one window or repair/replace
sash or member to at least two
windows (excluding easing sashes,
reglazing painting)”
Life 40 years on houses and
30 years on flats and Maisonettes

Kitchens: Under the Reasonable State of Replace all kitchen units and adjust
Repair category guidance notes say layout where feasible to meet
that kitchen must be old (more than modern day standards and fully
30 years) and in poor condition to comply with building regulations.
be replaced. We are replacing all kitchens that
Poor condition is defined as: are over 20 years old regardless of
Major repair or replace three or condition, floor tile renewal
more items out of the six (cold covering and decorating all
water drinking supply, hot water, kitchens.
sink, cooking provision, cupboards,
worktop)
Under the Modern Facilities
category of the standard a kitchen
can pass if:
— a kitchen has adequate space

and layout;
— Is 20 years old or less
The two categories are potentially
contradictory.

Bathrooms: Under the Reasonable State of Replace all bathrooms over 20 years
Repair category. As for kitchens old, decorate rooms and provide
definition for bathrooms is where a floor covering. Showers are fitted
bathroom is in a poor condition over all baths as a tenant choice
and old (Over 40 years) it should be option.
replaced.
Poor condition is defined as:
Major repairs or replace two or
more items (bath, wash hand basin,
WC)
Under the Modern Facilities
category of the standard a
bathroom can pass if:
— a bathroom which is 30 years

old or less;
— an appropriately located

bathroom and WC
The two categories are potentially
contradictory
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Element Government Decent Homes Standard SheYeld Decent Homes Standard

Thermal Comfort That all homes will have insulation. All loft areas are insulated to
Requirement is: The guide is 50mm for lofts and 250mm and all cavities filled. We

cavities filled where they exist. are now fitting 275mm insulation in
Cavity wall insulation is not a lofts (where appropriate)
condition it depends on the type of
heating in the properties.

Decoration No requirement to do any Kitchen and bathroom decoration
decoration in properties forms part of replacing kitchens and

bathrooms.
In some instances repair, replace
render and some external painting is
carried out but this is kept to a
minimum.

Heating Boiler: replace if more than 15 years All heating systems are checked. If
old and in poor condition a property has no or partial central
System: replace if more than heating systems these are installed
40 years old and in poor condition. to provide a full system. All existing
Poor condition defined as needing CH systems are checked and
replacement or major repair replaced if necessary.

Supplementary memorandum from SheYeld Homes Ltd (BDH 54A)

THE GOVERNMENT DECENT HOMES TARGETS

Definition:

The Government Decent Homes Standard is set out in guidance notes produced by the Department of
Communities and Local Government. In 2008 the Government updated the national standard in the
document “Decent Homes in the Social Sector”. The Government standard is a basic standard relating to
the age of a property component and their repair and fitness.

Appendix 1 sets out the diVerences to the Government Decent Homes Standard and the SheYeld
Standard that has been applied across the city as part of the Decent Homes Programme and has tried to
make sensible decisions based on condition of property.

The Government Standard and how it calculates whether a property passes or fails is based on a number
of assessments:

To Pass the Government Standard the Guidance says:

A house must pass the following 4 criteria:

(a) It meets the current statutory minimum standard for housing:

Dwellings should have no Category 1 hazards under the Housing, Health and Safety Rating
System (known as HHSRS).

(b) It is in a reasonable state of repair:

Dwellings which fail this part are those where either:

— One or more of the key building components are old and in poor condition and need
replacing or major repair;

Or

— Two or more of the other building components are old and in poor condition and need
replacing or major repair.

(c) It has reasonably modern facilities and services:

Dwellings which fail this part are those which lack three or more of the following:

— a reasonably modern kitchen (20 years old or less);

— a kitchen with adequate space and layout;

— a reasonably modern bathroom (30 years old or less);

— an appropriately located bathroom and WC;

— adequate insulation against external noise (where external noise is a problem); and

— adequate size and layout of common areas for blocks of flats.

(d) It provides a reasonable degree of thermal comfort:

A dwelling requires both eVective insulation and eYcient heating.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 317

Interpretation:

The Government guidance is contradictory particularly around the Reasonable State of Repair and the
Modern Facilities criteria. There is scope for variable interpretations here, and because of this a house which
may appear to be in poor condition may in fact pass the standard.

It must be remembered that the standard assesses the property as a whole (not each individual
component). Because of this, the individual component may fail the standard but the property as whole will
pass. For example: a property with, say, a kitchen over 20 years old and a bathroom over 30 years old could
still pass the standard as a whole because it passes the other Modern Facilities Criterion (it must pass four
out of the six tests—a failed property would only pass three of them).

Similarly, a property cannot fail the standard if a component is either old or in poor condition under the
reasonable state of repair criterion—the component must be both old and in poor condition. As a
responsible Landlord we may want to take action which may vary from the standard and replace some
components which are either old or in poor condition but technically speaking a property like this could
pass the Government standard.

Overall the testing of the standard is not as simple as it initially appears as it is about how all the diVerent
factors fit together. Overall all the items listed above are scored and as long as more than 50% of the works
meet the criteria then a property will “pass” the Government standard.

Applying the Government Decent Homes Standard:

The SheYeld Decent Homes Standard has tried to make a judgement about what standard all properties
should be brought up to and make this simple and easy to understand for tenants, SheYeld Homes staV and
contractors.

Reporting to CLG

The Department of Communities and Local Government (CLG) ask all Local Authorities to complete a
quarterly return setting out how many properties are brought up to the Governments definition of decency.
SheYeld Homes holds a detailed database on the condition of all stock and provides the information for
CLG.

Progress Against the Government Decent Homes Standard:

Over the period to 2010–11 homes to be made Government Decent as a % of the total stock are:

YearOne CLG target for properties Government Decency achieved as a %
achieving Govt decency

2004–05/2008–09 78% 76%

Forecasts for 2009–10–10–11

2009–10 92% 88%
2010–11 100% 92%

Extended Programme Revised targets for extended programme as a %

2011–12 n/a 90%
2012–13 n/a 92%
2013–14 n/a 93%

Decent Homes Failure Rate: Proposed Change to 2013/14

0%

20%

40%

60%

80%

2
0
0
4
/0

5

2
0
0
5
/0

6

2
0
0
6
/0

7

2
0
0
7
/0

8

2
0
0
8
/0

9

2
0
0
9
/1

0

2
0
1
0
/1

1

2
0
1
1
/1

2

2
0
1
2
/1

3

1
3
/1

4

F
a
il
 R

a
te

Original Profile

Proposed Profile



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [E] PPSysB Job: 441148 Unit: PG06

Ev 318 Communities and Local Government Committee: Evidence

Properties Becoming Non-decent During the Programme:

After every home has been visited as part of the Decent Homes Programme there will still be properties
that fail the Governments decency standard because during the Decent Homes Programme some properties
will become non-decent that were previously decent.

SheYeld will have improved some elements of work ie, kitchen’s, bathrooms etc but we may have old
heating systems, some roof failures etc that mean that they now trigger a property to become non-decent
when applying the calculation above.

SheYeld will never be in a position to have all of its properties Government or SheYeld Decent all at the
same time without substantial investment but all properties will have been visited as part of the SheYeld
Decent Homes Programme and all works promised at the start of the programme, where access has been
gained, will have been delivered to the SheYeld Standard.

Memorandum from Stockport Homes (BDH 55)

1. Quantity of housing stock which required improvement

Stockport Homes currently manages 11,478 properties on behalf of Stockport MBC. This is made up of:

— 10 sheltered schemes.

— 22 high rise blocks.

— 150 medium rise blocks.

— 493 low rise blocks.

In 2003 a Stock Condition Survey was carried out. The results of that survey highlighted that a significant
investment was required (based on a total stock of 12,535).

The survey highlighted that the stock was generally well maintained on a day to day basis and limited
outstanding repairs were identified. As a result, there were virtually no failures under the fitness criteria of
the Decent Homes Standard. However, the stock suVered from a lack of sustained planned maintenance
investment and, as a result, there were a significant number of major components that had reached the end
of their useful life that therefore required replacement in the short term. It anticipated a Decent Homes
failure rate of 54%.

From 2006, there has been substantial investment in the stock targeting work to bring the properties up
to our Decent Homes Plus Standard, including works to the following:

— PVCu windows.

— Front and back door replacement.

— Overcladding.

— Conversion of flat roofs to pitched.

— Kitchen and bathroom renewal.

— Paths, fencing and boundary walls.

— Rewiring.

— Upgrading of heating systems.

The table below details the number of properties and Decent Homes at the end of each financial year. It
also indicates the forecast figures for 2010.

31 July 2010
As of 31 March: 2006 2007 2008 2009 2010 Forecast

No. of properties 11,798 11,691 11,561 11,498 11,503 11,478
Stock reduction/forecast 107 130 63 11 8 8
No. of decent properties 7,433 7,962 8,648 9,497 10,917 11,496
No. of non-decent properties 4,365 3,729 2,913 2,001 540 0
Homes made decent 173 1,288 1,304 1,304 2,035 540
Homes becoming non-decent 340 652 488 402 278 0
% of non-decent homes 37% 32% 25.10% 17.40% 4.60% 0%

The level of non-decent homes at October 2009 is 12%.

A further stock condition survey has been carried out by FPD Savills. This survey was completed in
October 2009 and we are awaiting the results.
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2. How funding was secured

The Audit Commission awarded Stockport Homes with three stars in August 2006. With this award,
additional funding to the value of £103 million was secured.

Due to the good delivery of our programme we have twice accelerated our funding, £2 million in earlier
years and £5 million from 2010–11.

3. How tenants engaged in the programme

Each year, the programme is developed following information collation and consultation with a range of
stakeholders including:

— Tenants and residents, including leaseholders.

— Customers (Customer Action Groups and District Forums).

— Stockport Homes’ StaV.

— Information extracted from the Asset Management System.

— Technical agents, consultants.

— Repair contractors and repair frequency information.

— Council staV with other strategic interests in the investment in council estates.

Partners, including services within the Council (Strategic Housing, Regeneration and Renewal,
Community Safety, Parks and Recreation, Children and Young People’s Services), have also identified
projects and priorities on our estates and these are reflected in the development of the programme.

From the start of the programme in 2006, customers have shaped the way we provide the investment
works. A Customer Involvement Panel was formed where consultation was carried out. The decisions
customers made at the commencement of the programme included:

— To carry out kitchen and bathroom replacements combined.

— To work on the older properties first.

— To work across the borough, rather than concentrate on one geographical area.

— To tackle those properties which have multiple decent homes failures.

The mechanisms that customers have been consulted through include:

— Customer Action Groups (CAG).

— Customer Conferences.

— Tenant and Resident Groups.

— Tenants Federation.

— District Forums.

— Surveys via e-mail.

— Neighbourhood planning workshops.

— Area housing “planned maintenance” workshops.

The philosophy of involving customers in the business and services provided by Stockport Homes is
embedded in all our activities. The process for the development of the Investment Programme is no diVerent
and a range of mechanisms are in place to carry this out, starting from the individual customer and working
up to the recognised customer groups. At the start of the process customers are involved in the tendering,
specification and interviewing of contractors along with the selection of manufacturers and suppliers right
down to the type of taps to be used.

Throughout the implementation of the works, customer involvement continues. Customers are asked to
comment on the quality of work, professionalism of the operatives on site and the amount of disruption
incurred whilst works progress.

4. How helpful CLG guidance has been

CLG provided the basic outline for the Decent Homes Standard. There have been several publications
and guidance through the website which have proved helpful. The Decent Homes standard has developed
and evolved to suit the local circumstances of landlords.
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5. Whether Stockport Homes meets the basic standard or a “Decent Homes Plus” standard

The Decent Homes standard is a minimal standard. We at Stockport Homes take the view that we would
like to oVer more to our customers, even bearing in mind the limited resources. Through consultation with
our customers, Stockport Homes have adapted a Decent Homes Plus standard. This includes, amongst
others:

— The provision of showers as standard as part of the bathroom installation.

— Floor and wall tiling.

— Full redecoration.

— Smoke alarms as standard.

— Secure by design doors and double glazed windows.

— Additional sockets etc.

As with all elements of the programme, the customer is oVered a choice of components wherever possible.
This includes the following choices:

— Six colours of flooring and wall tiles for the kitchen and bathroom

— Four choices for drawer and unit fronts, door handles, bath panels and WC seats

— Three worktop colours

— Two lever tap options for the kitchen and bathroom

The selection that customers choose from has been chosen by customers, both at Stockport Homes and
GM Procure.

There are other planned works that fall outside of Decent Homes:

— Fire Safety works.

— Works to maintain DDA compliance.

— Works to improve energy eYciency including improved insulation.

— Water use.

— Serviceability and replacement of lifts.

— Fencing and gates to dwellings—including the improved security elements.

— The installation of CCTV and upgrade of door entry systems.

— Garden paving.

— Painting of communal areas.

— Floor covering of communal areas.

— Lighting of communal areas.

— The installation of smoke and carbon monoxide detectors.

The above programme of works that fall outside of the Decent Homes standard, have been based on the
findings resulting from the consultation mechanisms mentioned above.

By including the above into a planned maintenance programme and by carrying out such works, we are
improving the standard of the homes and environment that our tenants and residents live in.

The Investment Programme also takes into account the results of “Stockport Council’s Neighbourhood
Renewal Strategy”. The aim of this strategy is to narrow the gap on a range of quality of life issues between
the most deprived neighbourhoods and the Stockport average.

6. How the Council deals with Decent Homes in private rented and owner-occupier sector

The Select Committee will undoubtedly be aware that addressing non-decency in the private sector is
extremely challenging and has many diVerent features to that within the public sector. Identifying these
problems is diYcult, they are not under the direct control of the Local Authority, there are limited powers
to require what is done to properties and the level of subsidy is very small. It is in this context that Stockport
has tried to do what it can to address this issue.

Stockport MBC has adopted an extremely successful proactive programme of intervention centered
around the single largest reason for non-decency, that is, thermal comfort. Work in this area has, and does,
include work with landlords, particularly through the landlords’ forum, the “handyperson” checks with
appropriate signposting, and strong participation in the sub regional “A” WARM referral scheme. In
addition, financial assistance is made available to help owner occupiers, in appropriate circumstances, to
address category 1 hazards, and the “Staying Put” agency service works with vulnerable home owners to
facilitate undertaking works on their homes on both a private and publicly funded basis.
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A greater emphasis on marketing these services, and the work of the Housing Standards Team which
focuses on standards in the private rented sector, has increased exposure and ensured that help is reaching
those in greatest need.

The House Condition Survey, completed earlier this year, has highlighted the scale of the problem, and
will provide part of the evidence base for the development of the revised Private Sector Housing Strategy,
and Investment and Assistance Policy, which will follow on from adoption of the Housing Strategy in
January 2010. The draft Housing Strategy recognises the issue, and emerging themes for the Private Sector
Housing Strategy include participation in the proposed sub regional accreditation scheme (which will build
on the work in Stockport), and a new area based initiative on completion of the Shaw Heath Renewal Area
in 2010, which will focus on small targeted areas for intervention rather than the large renewal areas of
the past.

7. Any other relevant issues

— Value For Money

GM Procure is a regeneration company limited by guarantee of which Stockport Homes is a
founder member and lead player. It is a consortia for social housing providers in the North West
of England. GM Procure generates eYciencies and impacts on the local labour market by working
collaboratively to procure construction materials and contractors for maintenance and investment
works. As a consortia, the members of GM Procure use their leverage on volume and expenditure
in order to achieve added value.

Annual savings of between £1.2 million and £2.8 million per year, in comparison to external
market, have been achieved through the procurement methods we have adopted. Annual
inflationary increases have been controlled by strategic cost management resulting in less than 1%
increase in costs over three years.

— Sustainability

ALMO funding allows 5% for sustainability projects. This has led to a range of projects being
delivered that complement the investment undertaken as part of decent homes and planned
maintenance and repair programmes. Consultation, as outlined earlier, has been used to inform
the working and development of the programme and individual projects. These are reflected in the
development of the programme. The projects range from new and improved car parking, external
communal improvements, lighting, landscaping, fencing and children’s play facilities.

— Added Value

Through the procurement methods adopted, we have employed two apprentices per every
£1 million spent. The apprentices include people from the NEET group. We also employ Prolific
Priority OVenders (PPOs). This approach has been proved to have a positive aVect on local crime.

— Energy EYciency

Energy eYciency and fuel poverty measures are crucial to our missions and aims.

Since 2006, we have saved 9,857 tonnes of CO2 year on year savings. Please see the table below
for details:

Measure No of Properties Customer annual saving £ Collective CO2 reduction pa.

Over-cladding 1049 £216 1,049 tonnes
Boiler replacement 4632 £235 5,800 tonnes
Latest Loft Insulation 2491 £80 548 tonnes
Latest CWI 336 £115 205 tonnes
Windows 3133 £135 2,255 tonnes

TOTAL 9,857 tonnes

— Greening the stock

We recognise the need to ensure that our components fit the national agenda for sustainability and
low energy use. As part of our commitment to using sustainable green products where appropriate
we have introduced, for example, an ecological roofing tile. Using the Ecologic tile, which is not
only made from 50% recycled material, but also converts harmful Nitrogen Oxides into Calcium
nitrates, which is a harmless liquid fertilizer so tenants can draw oV the collected rainwater,
containing the fertilizer, to water plants and/or gardens. This is one of several innovations we are
currently implementing.
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— Status Survey

The Status Survey is the industry-standard questionnaire, as developed originally by the National
Housing Federation, and now revised and expanded to include all customer groups. This survey
was carried out pre the Decent Homes works being carried out in 2006 and also at the end of 2008.

Amongst the questions asked in the Status Survey, customers were asked how satisfied they are with
the general condition of the property. In 2006 22% answered that they were very satisfied. In 2008,
halfway through the investment programme, the answer to the same question was 31%.

— Limitations of the Decent Homes Standard

In our view, there are limitations to the Decent Homes Standard. These include a lack of prescribed
standards to the following areas:

— Environmental measures, eg water meters.

— Communal areas.

— Works to improve the security of our customers, eg door entry systems.

— Life cycles are too long, eg a bathroom is deemed fit if it is under 30 years old, a kitchen is less
than 20 years old.

— Low measures for roof insulation at 50mm.

— No requirement for fire safety measures.

Memorandum from Family Birmingham (BDH 56)

John (SHAP) has advised us that the Chair of the CLG Committee on Beyond Decent Homes would like
some additional information re the Summerfield Eco Village programme:

— 329 low-income owner occupied households received eco installations (solar panels and energy
eYcient boilers).

— The funding (Birmingham City Council and Urban Living—Pathfinder) for the eco installations
programme required it to be allocated to owner occupied households who were in, or at risk of,
fuel poverty.

— A key part of the Eco programme was the de-conversion of six large Victorian houses, that had
been turned into flats and bedsits, back into large Eco Family Homes (5–6 bedrooms). This aspect
of the programme was funded by Urban Living—Pathfinder and what was then the Housing
Corporation.

— These six de-converted Eco Homes are now owned by FHA and rented out to Social Housing
tenants.

— One of the main aims of the work in Summerfield has been to reduce the high levels of turnover
and stabilise the community and the de-conversion work was a key activity to help achieve this.

— 20 paid trainee placements (three months) were also created as part of the delivery of the eco
installations for local unemployed residents.

— Local school children (and their families) were engaged through the innovative work with schools
delivered by Birmingham City Council’s Housing Education Initiative.

— We are now working with local residents / households to deliver a ESF funded Smart Meter
testing project.

Building on the success of Summerfield Eco Village and lessons learnt, we have just completed the initial
phases of a Neighbourhood Eco Programme in South Lozells. This has been funded by Urban Living
(UL)—Pathfinder. This programme is part of the wider regeneration of the South Lozells area, and included:

— The two project staV members were recruited from the local UL area.

— 36 low income owner occupied households had eco installations (solar panels and energy eYcient
boilers)—fuel poverty criteria applied to select the households.

— 83 Green Doctor (Home Energy Advisor visits) were delivered to local households (across all
tenure types).

— Five paid trainee placements (three months) for local unemployed residents (with FHA and the eco
contractors / installers).

— Eco Factor—an engagement project delivered by First Class Youth. FHA engaged First Class
Youth to develop and deliver a project to engage 12–25 year olds in eco issues and raise their
awareness. Based on the X-Factor, teams of local young people presented their ideas through
dance, song and drama to a panel of experts at the Eco Factor Finals which were held at the end
of October. Approx 200 family and friends came to the event to support them.



Processed: 16-03-2010 23:15:06 Page Layout: COENEW [O] PPSysB Job: 441148 Unit: PG06

Communities and Local Government Committee: Evidence Ev 323

— Schools work delivered by Housing Education Initiative.

— Smart Meter project will also include S Lozells Households from January 2010.

17 November 2009

Memorandum from Peabody (BDH 57)

I understand that at the oral evidence session on 9 November Mr Andrew Slaughter MP suggested that
Peabody had sold 10% of our housing stock. This comment was repeated by Mr David Orr form the
National Housing Federation.

Unfortunately, there is a misunderstanding by Mr Slaughter and Peabody has not sold 10% of its homes.
We have had to sell, and the arguments put forward by Mr Slaughter were correct, but we have sold less
than 4% of our total stock.

I have written to Mr Slaughter telling him of the correct position and I should be most grateful if you
werer able to ensure that the members of the Committee and the public had access to the correct information.

13 November 2009

Memorandum from the Welsh Assembly Government (BDH 58)

— The Decent Homes Standard does not apply to housing in Wales.

— Welsh Housing Quality Standard introduced in Wales in May 2002.

— Standards in private sector homes in Wales are governed by the Health and Safety Rating System
(HHSRS).

— Welsh Housing Quality Standard provides a common target standard for the physical condition of
all existing social housing within Wales to be achieved by 2012.

— Energy eYciency target, of SAP65*, within WHQS is an important component in tackling fuel
poverty within the social housing sector.

— Welsh Assembly Government is working with social landlords to see how sustainability might be
better reflected in stock improvement programmes and is currently undertaking two pilot schemes
which will be used as a Best Practice Example.

— A review is currently being undertaken of the Housing Revenue Account regime in Wales.

In Wales we have the Welsh Housing Quality Standard (WHQS), although this does not apply to private
sector homes. Standards in this type of property (including those occupied by vulnerable people) are
governed by the Housing, Health and Safety Rating System (HHSRS), which applies to all housing
irrespective of tenure.

Adequate arrangements are in place in Wales for the future regulation of minimum acceptable housing
standards and these are contained within the Housing, Health and Safety Rating System, which was
introduced in Wales by the Assembly Government in June 2006.

The Regulatory Framework for RSLs in Wales is currently being reviewed and strengthened and this will
ensure that the quality of homes in Wales is assessed.

The Welsh Housing Quality Standard (WHQS)

In Wales the introduction of the WHQS in May 2002 provides a common target standard for the physical
condition of all existing social housing within Wales to be achieved by 2012, although some local authorities
have agreed business plans with extended compliance timetables beyond 2012.

The main elements of the WHQS require that homes are:

— In a good state of repair;

— Safe and secure;

— Adequately heated, fuel eYcient and well insulated;

— Contain up-to-date kitchens and bathrooms;

— Be well managed;

— Located in attractive and safe environments; and

— As far as possible suit the specific requirements of the household—eg those with specific disabilities.
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The Assembly Government is successfully encouraging local authorities to use the opportunity of long
term investment streams to stimulate the economic regeneration of communities, such as training and
employment programmes aimed at providing the economically inactive amongst local communities with
real skills and employment prospects. Investment programmes aimed at achieving WHQS will significantly
improve the energy eYciency of the existing social stock and, as a result, reduce tenants’ heating bills as well
as greenhouse gas emissions.

The energy eYciency target, of SAP65,87 within WHQS is an important component in tackling fuel
poverty within the social housing sector, and is challenging in relation to the diYculties faced in improving
the older existing stock.

The Assembly Government is working with social landlords to see how sustainability might be better
reflected in stock improvement programmes and is currently undertaking two pilot schemes which will be
used as a Best Practice Example and to inform future standards. This will:

— provide a base line indicator on sustainability, using environmental performance tool—
EcoHomes XB.

— assess the sustainability standards it is possible to achieve for refurbishment of housing in Wales
in relation to WHQS.

Arbed

The recently announced “Arbed88” Programme (Strategic Energy Performance Investment Programme)
has been set up to co-ordinate and strategically spend the money leveraged in to Wales for domestic energy
eYciency. In total, it is estimated that over the next three years, up to £350 million will be invested in the
energy performance of Welsh homes, coordinated through Arbed.

Improving the energy performance (energy eYciency and renewable energy) of buildings significantly
reduces greenhouse gas emissions whilst enhancing the resilience of businesses/organisations to the rising
costs of energy. In homes, energy performance is the single most important instrument in the drive to
eradicate fuel poverty. As such, the environmental, social and economic benefits of energy performance
make it a primary deliverer of sustainable economic growth and regeneration.

Domestic energy eYciency is a primary driver of the Green Jobs Strategy given its high labour intensity
(HM Treasury labour coeYcients estimate that, at 2009 prices, 16–32 person years of employment are
generated per every £1 million spent in housing retrofit initiatives—the range is due to the diVerent
technologies/measures available for domestic energy eYciency, some of which are more labour-intensive
than others).

Domestic energy eYciency is a major job creation sector which was recommended by the CBI/TUC in
their joint paper to the first economic summit in Wales, and has also been identified as a priority by Lord
Stern in his “Towards a Green Economic Recovery” report and by the EU in its European Economic
Recovery Plan. Following the example of WHQS, we are putting significant eVorts into ensuring that
investment in domestic energy eYciency in Wales is supported by supply-side measures to ensure that local
employment and business benefits are secured.

Reviewing HRAS

A review of the Housing Revenue Account (HRA) is being taken forward in Wales which will assess the
current HRA regime and provide a review of options for reforming HRAS. The Housing Revenue Account/
Housing Revenue Account Subsidy (HRAS) Review will compare the HRAS regime in Wales with the
Housing Finance arrangements in England and Scotland and will take account of the implications of the
Review of the Council Housing Finance in England. This work is being carried out in the context of WHQS
and a continuing programme of stock transfers in Wales.

Memorandum from Councillor Bob McCann, SheYeld City Council (BDH 59)

1. Purpose

In response to a request from the Select Committee for information about progress on Decent Homes the
following information is being submitted on the condition of private sector homes in SheYeld and the
strategy for addressing non decency. SheYeld is a key partner in the Yorkshire and Humber regional
response to supporting financially vulnerable owner occupiers and so this paper includes references to that
regional approach.

87 WHQS provides for the annual energy consumption for space and water heating to be estimated using the SAP (Standard
Assessment Procedure) method and specifies a minimum SAP rating of 65 out of a possible 100 to be achieved. A SAP rating
of 65 is equivalent to an Energy Performance Certificate rating of D

88 Arbed is the Welsh word for save
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References are made to “financially vulnerable” households. These references are based on the definition
of “vulnerable” for the English House Condition Survey (EHCS) 2007 which was those in receipt of means-
tested or disability related benefits or tax credits. People falling into this category are unlikely to be able to
access commercial loans to meet the costs of house improvement or maintenance and are in need of some
intervention from Local Authorities.

2. Introduction

Our 2009 SheYeld House Condition Survey of private homes is undergoing final quality control checks
and so the data must be regarded as indicative. Accepting this qualification, the data from that survey is
utilised in this paper. The data shows the position in SheYeld is slightly worse than the national average
when compared to the last national English House Condition Survey of 2007.

House Condition Survey 2009
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The Housing Health and Safety Rating System (HHSRS) was introduced by the Housing Act 2004. It
identifies hazards in categories, with Category 1 being the most severe. Examples include, dampness,
dangerous wiring, risks of falls. Local authorities are under a general duty of care to take appropriate action
in relation to Category 1 hazards. In 2006, the definition of Decency was updated with HHSRS as the
statutory criterion. As a result, local authorities nationally are refocusing their strategies and investment
from achieving Decency to reducing the number of Category 1 hazards defined by the HHSRS.

The SheYeld 2009 House Condition Survey identifies the total coast of remedying all category 1 hazards
in private housing in SheYeld at £175 million or £63.7 million for vulnerable households.
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The indicative investment figure required in the private sector housing in SheYeld to meet decency is now
£358 million.
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Percentage non-decency 2009
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3. Owner Occupation

Owners are primarily responsible for looking after their own homes, and their own investment will
normally result in improved value of the home they own. But the spread of ownership has resulted in many
owner occupiers who are on fixed or uncertain incomes, not well oV, and who, in practice, struggle to find
the money to look after their homes. The current economic situation has also reduced the amount of
disposable income that homeowners have available to invest in their properties. In addition there has been
growth in the number of owners who do have some wealth, in the form of equity locked up in their home,
but who cannot access it to pay for work. Often these people are elderly and may also find it diYcult to deal
with the practical arrangements involved in getting work done.

Run-down private housing is often found in concentrations that characterise struggling neighbourhoods,
where low values mean that owners are not encouraged, or cannot provide the equity through the property’s
value, to invest in their own homes.

3.1 The policy response to financially vulnerable owner occupiers in Yorkshire and the Humber

In response to the Regulatory Reform Order, across the region there has been a shift away from providing
grants and towards assistance by providing low cost equity release loans products through the Regional
Loans Service. This Service is administered by SheYeld City Council on behalf of all the Yorkshire and
Humber authorities.

Each council has its own distinctive approach tailored to the local situation, but the modern approach
has certain principle components:

— Low cost equity release loans oVered more generally to help and encourage financially vulnerable
owners to improve their homes.

— Outright grants for home owners in relatively limited, defined circumstances. These include small
emergency grants and Disabled Facilities Grants.

— The use of enforcement powers where necessary to require owners to carry out essential work,

— The use of other forms of public investment, such as facelift or environmental improvements aimed
at boosting the local housing market by improving the image of the area. SheYeld has delivered
some schemes of this nature, funded by the Housing Market renewal programme, but the imminent
ending of that programme means no further schemes are currently committed.

— More radical options such as selective redevelopment where there is a powerful economic and
housing market case. Again, SheYeld has utilised the Housing Market Renewal programme to
carry out some of this targeted activity.

The use of enforcement powers involves “making owners do things” and the giving of grants involves
“doing things for owners”. Both have an important place but are best used sparingly.

The shift away from policy reliance on grants (which tended to create expectations of grant amongst
owners) can be quite a diYcult change, but is well underway now. We see low cost loans as “working with
owners” more broadly—leaving owners’ responsible, and giving them choices, but oVering help where it is
needed. This requires a very diVerent set of skills to make happen than those around the paying of grants.

Loans are much more complex financial products than grants, and there are important regulatory issues
concerned with protecting consumers’ interests. These are particularly significant when dealing with the
older or more vulnerable customer group that councils are dealing with. As a result, it makes sense to have
the one regional centre of expertise in SheYeld, providing ready-packaged products and services to all
councils.
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This strategic and practical context was recognised by the Regional Assembly, and set out in the Regional
Housing Strategy. As a result, the Assembly supported the establishment of the Loans Service and provided
funding for the region to be distributed through the Service. This support continues through Local
Government Yorkshire and the Humber, through the Regeneration and Housing Board. The Board has
established a Regional Private Sector Renewal Steering Group with senior representatives from councils and
agencies across the region, chaired by the Director of Housing from SheYeld City Council.

Further development is taking place to widen accessibility to aVordable repayment loans for essential
repairs through the Credit Union network, and link into the Financial Inclusion agenda.

3.2 The Funding Challenge

The cost of remedying category 1 hazards amongst financially vulnerable owner occupiers in SheYeld is
£53 million The cost of achieving decency amongst financially vulnerable owner occupiers is £108 million.

In 2010–11, the total capital allocated from Government OYce likely to be available for loan funding
through the regional Loans Service across Yorkshire and the Humber is expected to be less than £2 million.
This will provide less than 150 loans across the region. The allocation for SheYeld is expected to be less than
£110,000 and will be suYcient to fund only around 10–12 loans. This will make little impact on the
16,000 financially vulnerable owner occupiers who occupy non decent housing in the city.

It is possible at some point in the future commercial lenders may become willing to invest in this activity
but there is no evidence of willingness currently. Obstacles for commercial lenders are that applicants are
relatively high risk and any repayment is deferred until the home is sold, which may be many years in the
future. In the circumstances there appears little hope of achieving significant reduction in the number of
vulnerable owner occupier households living in non decent homes unless increased public funding can be
made available to provide more low cost equity loans.

4. The Private Rented Sector

There are 27,517 private rented homes in the city. Of these:

— 12,512 are non decent.

— 10,005 are occupied by financially vulnerable tenants.

— 4,044 of the non decent are occupied by financially vulnerable households.

The cost to remedy all category 1 hazards is £32.8 million.

The cost to remedy non decency is £63.6 million.

Responsibility for meeting both of the above costs should legitimately rest with the landlords.

The role of SheYeld City Council is to influence landlords to carry out this investment through a mixture
of encouragement, education and enforcement. We adopt a mixture of pro-active and reactive activity.

We are able to be pro-active in our rolling programme of inspection of the 1,500 licensed “houses in
multiple occupation” Our response to problems in other private rented homes is generally reactive, in that we
respond on receipt of a complaint from a tenant. We are unable to resource a rolling programme of routinely
inspecting all private rented homes to identify category 1 hazards and non decency.

We respond to around 400 requests for service from private tenants per annum. Around 95% of these result
in a property inspection. In 2008–09 we served 301 notices, including informal letters, to enforce standards.

Over 300 landlords, owning a total of 1,000 properties, have voluntarily signed up to our Responsible
Landlord accreditation scheme. .In conjunction with Hallam University we run a “Landlords for
Excellence” course twice a year for 12 nights which amongst other things makes landlords fully aware of
their legal obligations to maintain homes to a fit and proper standard. Increasingly, we are utilising private
sector properties to assist us with meeting our statutory housing duty. It is essential, therefore, that we
promote the improvement of private rented sector properties.

5. Affordable Warmth

Our AVordable Warmth project, launched in March 2009, aims to oVer completely free cavity wall and
loft insulation to all private households (ie without means-testing). This will significantly reduce both fuel
poverty and carbon emissions. According to research carried out by Warm Zones limited, this approach is
securing around three times the take up of measures than where there is only a “discounted price scheme.
The approach is to focus on one Council Ward at a time and in that location to carry out intensive publicity
and home visiting to maximise sign up. The initial programme is two years of activity with financial support
from Scottish Power. At the end of that period it is the intention to seek additional Carbon Emissions
Reduction Target (CERT) funding to allow a further three years of delivery to complete installation across
the city.
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CERT funding for the scheme is being provided by Scottish Power, with the balance of the scheme’s costs
covered by the Council’s Housing Capital Programme, grant from the Housing Market Renewal
programme and additional revenue support from SheYeld City Council’s Area Based Grant
Targets for the first two years are:

Lofts insulated: 18,161
Cavities insulated: 5,410
Carbon savings: 14,000 to 15,000 tonnes per annum
Heating improvements: 1,656

6. Summary for Private Sector in Sheffield

— Non-decency 37%
— Non decency £352 million to remedy
— Cat 1 hazards £175 million to remedy
— Cat 1 hazards (vulnerable owner occupiers) £53 million
— Non decency (vulnerable owner occupiers) £108 million

— Regional loans allocation for SheYeld 10–11 c. £120,000

Conclusions

Our 2009 House Condition Survey, albeit indicative at the moment, demonstrates there is still a significant
issue with Decency in the Private Sector. Furthermore, the introduction of our duty to address Category
1 hazards in the home places an additional focus for already limited resources.

27 November 2009

Memorandum from the Scottish Executive (BDH 60)

Beyond Decent Homes: Decent Housing Standards Post 2010

1. The design and implementation of decent housing standards in Scotland is devolved to the Scottish
Parliament

Summary

2. The Scottish Housing Quality Standard (SHQS) was introduced in 2004. The target date for all social
housing in Scotland to meet our Standard is December 2015. We fully appreciate that we can learn a lot
from experiences in England, Wales and Northern Ireland. However, we also think we can oVer some unique
insights into the application of minimum housing standards in a part of the UK where geography, climate,
the physical nature of the housing stock and the legal, financial and social policy context are all diVerent to
the other countries of the UK. We have been able to provide a Scottish context to most of the questions being
posed by the enquiry though one or two of the questions (in particular the one on the proposed devolution of
local authority housing finance) are less relevant in Scotland given the diVerences that exist in the housing
landscape between Scotland and the rest of the UK.

3. The Standard has five main criteria that a dwelling must pass. It must be; above Tolerable Standard;
free from serious disrepair; energy eYcient; have modern facilities and services; and be healthy, safe and
secure. For context, the overall failure rate in the social stock was in the region of 73% in 2004–05 as
measured by the Scottish House Condition Survey, the oYcial national measure of SHQS progress though
the Scottish Housing Regulator also measures the progress of individual landlords. By 2008 the same survey
recorded a failure rate in the social sector of 60%. Thus, clearly some progress is being made though it is
uneven year by year and between landlords.

What lessons can be learned from the Decent Homes programme and equivalents in Scotland, Wales and
Northern Ireland?

4. We have had less actual experience (four years less experience) of introducing minimum housing
standards than the UK Government but we suspect some of our experiences so far will be diVerent to those
in England. This is because of the physical diVerences between Decent Homes and SHQS, geography,
climate, the physical characteristics of the housing stock and diVerences in the legal, financial and wider
social housing policy environment in Scotland.

5. Based on our experience so far, we think there are many lessons to learn from Scotland for the setting
of future housing standards across the UK. These include:

— Encourage as much genuine consultation as possible from tenants as well as landlords before the
introduction of any standard. This is essentially because housing standards take up significant
amounts of investment where there will be competing priorities (in the eyes of tenants as well as
landlords).
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— Not to expect to see even progress each year from each landlord. Our experience is that progress
is variable not uniform.

— Not to underestimate the complexity of introducing a minimum housing standard and the variety
of issues that will surface on interpretation, measurement and monitoring. We calculate that in the
social sector in Scotland with some 600,000 houses and around 50 key SHQS elements per property
(ranging from adequate loft insulation to adequate locks on doors) that there are potentially
30 million single elements in the social housing stock that need to meet SHQS. This task cannot
be carried out without significant investment in stock condition databases as should be happening
anyway as part of social landlords’ approach to sound asset management. We would advise, at an
early stage, to actively encourage the process of ensuring that landlords have the appropriate stock
condition databases in place to monitor the detail of SHQS progress.

— Not to underestimate the regional diVerences in the challenge which individual landlords will face
on raising housing standards. For example, a rural landlord (of which there are many in Scotland)
with significant numbers of semi-detached properties oV the gas grid will find it more diYcult to
reach the energy eYciency requirements of SHQS (and potentially any other standard) than a
landlord with significant numbers of flatted properties in an urban setting in the Central Belt where
the climate is gentler. Equally, the same urban landlord will face the prospect of satisfying the
common element requirements of flatted properties (such as the security requirements of common
door entry systems) whereas the rural landlord with fewer flats will not face as great a challenge
on this aspect of SHQS. Thus, the lesson is that though the standard is apparently the same across
Scotland, its application and therefore the task diVers from place to place and there may be variable
resource implications that accompany these diVerences.

— When the standard is being set it will need to take account of what is aVordable to the landlord,
the tenant and the taxpayer (if the taxpayer is expected to make a contribution that is). There
remain issues about the relationship between SHQS and some local housing standards agreed with
tenants even before the SHQS came into place. Landlords across Scotland also have variable
capacities for SHQS investment due to their rent levels, geographic location, procurement
practices, their existing level of indebtedness and their level of management and maintenance costs.
Some landlords will reach SHQS more quickly and easier than others who may struggle without
reforming their financial situation and/or approach to procurement. Generally, we think on
balance that the changing economic climate is making it more diYcult for landlords to meet SHQS.
One example of this is local authorities where many had (rightly or wrongly) assumed Right To
Buy (RTB) and land receipts would continue at near “pre-credit crunch” levels and would they
fund large portions of SHQS investment. They are now having to revise those assumptions about
asset sales and find alternative sources of funding.

— Make sure that any guidance is crystal clear. We will shortly provide new guidance to landlords
(updating that published in 2004) laying out clearly the oYcial interpretation of SHQS together
with some ideas and help as to how they can maximise their chances of meeting the Standard in
full by 2015.

Where targeted housing fails to reach the Decent Homes criteria by 2010, how should this backlog be addressed?

6. There are potentially many diverse reasons why some social housing might fail to meet the Standard
by the target date. In cases where this is not to do with the underlying physical characteristics of the stock
or geography, we believe fundamentally that the main underlying reason is likely to be related to the way in
which the housing business is managed ie the chances of not meeting SHQS would be increased if running
costs are not controlled, procurement is not being conducted eYciently and eVectively, or progress on SHQS
being accurately recorded leading to duplication, unnecessary work etc. If these things happen, tenants’ rents
will eVectively be spent on things that will not improve the SHQS failure rate of the stock. The solution to
any backlog (which we assume means properties not meeting SHQS in our case) therefore depends on why
the particular areas of housing stock is failing at the target date. It may be diYcult to establish the reasons
why the stock has failed to reach the target but finding this out is key to any potential solutions. We would
hope to have largely avoided such situations as the regulatory regime for social housing should have picked
up such problems long before 2015 thus preventing the possibility of significant numbers of properties failing
the SHQS. However, Scottish Government is not complacent about this and will take every opportunity to
remind landlords of the remaining task and their obligations to their tenants.

Should minimum acceptable social housing standards be amended to take account of environmental standards,
fuel poverty and the estate?

7. We firmly believe that minimum acceptable housing standards should take account of environmental
concerns and fuel poverty. The SHQS contains energy eYciency requirements that go beyond those in
Decent Homes (for example). This was partly a response to the longer heating season in Scotland than in
England which meant that household fuel costs were of particular concern. This was underpinned by the
Housing (Scotland) Act 2001 which provides the legal background to fuel poverty being eliminated as far
as reasonably practicable by 2016. Much more recently, the SHQS is now being implemented in an
environment where the Climate Change (Scotland) Act 2009 places legal obligations on Scottish Ministers
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to bring about substantial reductions in carbon emissions from the housing stock by 2020 and beyond. The
prospect of implementing measures to drastically cut the level of carbon emissions from all housing is
currently the subject of consultation with stakeholders through the draft Energy EYciency Action Plan. This
in eVect builds on the energy eYciency progress that some landlords have made already through SHQS.
Thus, the issues of, energy eYciency and climate change are now completely embedded in the
implementation of housing standards.

8. The “need” for minimum housing standards to cover the wider estate as such a standard could be very
diYcult to draw up, implement, monitor, maintain and finance from rents. That is not to say that the wider
environment is not important—it is. However, whether a housing standard is the correct vehicle to do this
requires a significant amount of cross-departmental work especially when bearing in mind the tenants’
perspective that they should not be expected to pay more than their fair share of broader environmental
works though rent. This issue is diYcult because it is the responsibility of local government in general
(funded by central government grant and council tax) to maintain the upkeep of the local area for the benefit
of all residents, whether tenants or owner occupiers. Right-to-buy has also complicated these issues as all
former areas of social housing are to a lesser or greater degree populated by owner-occupiers who stand to
gain as much as tenants from improvements to the wider estate.

Do the management organisations—councils, including via ALMOs, and housing associations—need to
change? Will they have suYcient funds?

9. Scottish Government is neutral about the benefits of one delivery model (local authority housing
department, ALMO or housing association) over another. We are interested in helping and enabling
landlords of any persuasion to deliver good quality services at aVordable rents and be accountable to tenants
for both the rents charged and the quality of the service and investment being delivered. It is likely that no
social landlord (just like any business) can aVord to “stand still” in an environment where there are now
much greater calls on rental income than in the past and where public expenditure is likely to remain tight
for the foreseeable future. This means that they should continuously strive to deliver good services and value
for tenants and taxpayers.

What are the implications for decent housing standards of the Government’s proposal, currently out for
consultation, to move to a devolved system of council housing finance?

10. Scotland has a diVerent form of devolved local authority housing finance to that in England. Local
authority housing departments in Scotland have the freedom to set rent levels management and maintenance
costs which are consistent with balancing the 26 Housing Revenue Accounts operating here. They can
borrow for investment in the stock, as in the rest of local government in Scotland, within the parameters of
the Prudential Regime. HRA surpluses are not redistributed from one council to another and RTB receipts
are not pooled. Receipts can be spent on directly re-investing in the stock or could be used to pay oV HRA
debt but they remain within the ownership and control of the local authority concerned. If the English
system moves towards this kind of approach, we believe the Scottish experience of a devolved system may
prove valuable to English policymakers.

How should the Decent Homes target for private sector homes occupied by vulnerable people be taken forward?

11. We cannot comment on this question directly as in Scotland the SHQS does not apply to private sector
housing in Scotland.

Are adequate arrangements in place for the future regulation of minimum acceptable housing standards?

12. Scottish Government will be publishing details of the 2010 Housing (Scotland) Bill in January
2010 following a consultation in 2009. This Bill will include proposals for the future regulation of all social
landlords in Scotland. We believe that without eVective regulation of social landlords the chances of social
housing not meeting the minimum standard set for 2015 could increase. We cannot comment on the contents
of the Bill in advance of its publication but would suggest the Committee studies our proposals for the future
regulation of social housing when they appear on the Scottish Government website in January 2010. These
can be accessed here; http://www.scotland.gov.uk/Topics/Built-Environment/Housing.

Are there local examples of innovative best practice with wider post-2010 applicability?

13. There is a temptation to select examples of good practice based on those landlords who have achieved
the highest pass levels in 2009 or have achieved greatest progress so far since 2004. However, we believe this
might be simplistic as, for example, organisations with large proportions of newer stock are more likely to
record higher pass rates. This does not necessarily represent good performance as such. Thus, we are reticent
about the criteria we would employ to select best practice.

14. In saying that, there will be examples of best practice on implementing SHQS perhaps at a very local
level that have made real diVerences to tenants’ lives. We have not formally identified these as our eVorts to
date have been employed at landlord level which goes well beyond neighbourhoods in most cases. However,
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there is an opportunity because the authors of the new SHQS guidance, which will appear in early 2010, are
considering whether examples of good and bad practice would be useful to illustrate to landlords and tenants
the real benefits that exist in implementing genuinely useful methods of bringing the stock up to standard.

Scottish Government

November 2009

Supplementary memorandum from CLG (BDH 36B)

Assessment of the Decent Homes Programme

Thank you inviting me to give evidence to the Select Committee on Monday 7 December. As I said to you
then, I welcome the Committee scrutiny of the Decent Homes programme and what should follow next. I
was pleased to be able to share with the Committee my own plans to launch a full scale assessment of the
Government’s drive to improve England’s social housing stock. I set out the diYculties that some landlords
are facing. I am concerned that some local authorities are going backwards. I want to make sure that they are
not letting their tenants down and that they are also getting the benefit of the lessons learned in other areas.

The Government is fully committed to completing the programme and will ensure that the remaining
homes are made decent. That is why it’s important to use the knowledge of successful schemes to assist those
with a task still to do. I am enclosing a copy of the press release published last Tuesday which contains more
detail about the proposal, together with some of the information to which I referred at the Committee
hearing.

I am also enclosing a spreadsheet (not printed) setting out which local authorities and ALMOs have
increased the number of their non-decent properties over the last year. These authorities are to varying
degrees, not making progress against the decent homes target and I am concerned about their performance.

At the Committee Session I also committed to send you more information about the thermal comfort
criterion which is enclosed in a short paper.

I was asked about the relative value for money of the private sector and social sector decent homes
programme. I explained that due to the very diVerent nature of the programmes and funding mechanisms
we could not make eVective comparisons but undertook to provide the data we had available. Information
about the private sector decency target and spreadsheets including the level of decency and central
government investment in social sector decent homes and private sector housing are also enclosed.

I was asked when the response to the Rugg Review would be published. We published a consultation
document in the Review on 19 May. This can be found at: http://www.communities.gov.uk/publications/
housing/responseruggreview

We are currently considering the consultation responses and will publish them shortly.

I also committed to send the Committee a copy of the Reform of Council Housing Finance Consultation
responses when they are published early in the New Year.

Thermal Comfort Criterion

To meet the Decent Homes standard, a dwelling must have both eYcient heating and eVective insulation.
EYcient Heating is defined as any gas or oil programmable central heating or electric storage heaters, warm
air systems, under floor systems, programmable LPG/solid fuel central heating or similarly eYcient heating
systems which are developed in the future. The primary heating system must have a distribution system
suYcient provide heat to two or more rooms of the home. Because of the diVerence in eYciency between
gas/oil heating systems and the other heating systems listed the level of insulation that is appropriate also
diVers. The standard requires either: where there is gas or oil central heating, at least 50mm of loft insulation
or cavity wall insulation; or where there is electric or solid fuel central heating, cavity wall insulation and at
least 200mm of loft insulation.

The decent homes standard was introduced in 2001. It is a minimum standard that triggers action below
which no social housing should fall; it does not represent the standard to which all work should be carried
out. The majority of landlords are completing work in excess of the standard, for example installing both
loft and cavity wall insulation although the standard only requires one.

The decent homes programme has already made great improvements to the energy eYciency of Social
Sector homes:

— Since 2001 there has been a 36% reduction in the number of social sector homes failing on the
thermal comfort criterion.

— In the social sector the number of dwellings with a SAP of 30 or less has been substantially reduced
since 1996, from over 14% of the stock to less than 4% in 2007 [SAP 2005 methodology].

— In 2007 the social sector had an average SAP rating of 58, rising 11 points up the index since 1996,
compared to only 48 in the private sector which has risen only seven points over the same period.
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In the local authority sector landlords report that between 2000–01 and 2008–09:

— over 1.1 million have had new central heating at a cost of over £3 billion;

— a similar number have received double glazing or improvements to existing windows at a cost of
over £2.7 billion; and

— over 882,000 have had improvements to their insulation at cost of over £400 million.

By 2010 the Decent Homes programme will have reduced emissions by 8% from 2006 levels, helping to
tackle climate change.

The decent homes programme also helps to reduce fuel poverty and has already resulted in an estimated
average reduction in tenant’s fuel bills of £173 a year (in 2009 prices) between 1996 and 2007.

In the last budget the Government allocated £84 million to help social landlords in England to insulate
hard-to-treat cavity walls that would not otherwise be filled under the decent homes programme. £84 million
in capital will fill approximately 130,000 wall cavities in the social rented homes sector. This will enable:

— 2,500 jobs to be supported or created;

— £120 per year to be saved on bills for each house (£22 million per year in total energy bill
savings); and

— 800 Kg CO2 per household saving each year (120 million kg per year in CO2 reductions).

We are also considering what more could be done to improve the energy eYciency of social homes and
how this work might be funded.

If UK is to meet its carbon reduction targets we need to reduce emissions from the energy we use in our
homes. 27% of carbon emissions come from domestic dwellings.

The Government has committed that the social housing sector will show leadership in improving the
environmental performance of the existing housing stock.

We are working on options to define this leadership role, taking account of the significant investment
required to achieve high levels of energy saving from the existing social housing stock.

Great strides have been made in reducing carbon emissions from homes by improving thermal insulation
and the eYciency of heating systems.

The social sector leads the way, with over 52% of social rented homes with cavity walls have had insulation
installed, and 84% of social rented homes with lofts have good quality loft insulation.

But there is further to go to maximise the contribution from the existing housing stock to carbon
reduction targets.

Over 70% of the housing we will need by 2050 already exists. Therefore it is essential that we take eVective
action to reduce carbon emissions from existing houses as well as achieving high environmental standards
in new housing.

We will publish our proposals in the Heat and Energy Management Strategy which the Government will
publish in January.

The Government will consider whether any future standards that could contain a specific minimum, or
average, Standard Assessment Procedure (SAP) target. However, there are practical issues regarding the
feasibility of achieving a given level of thermal performance across all homes.

The Government has already done some work with the Building Research Establishment (BRE) to
consider the issue of hard-to-treat dwellings. It may not be appropriate to spend significant sums of money
to ensure an individual property achieves a particular SAP rating when the same resource could deliver a
bigger benefit for a wider number of people if used diVerently.

This suggests that a catalogue of appropriate measures to take for certain types of property might be more
beneficial.

Private Sector Renewal

Private Sector Renewal policy was previously driven by PSA 7 target to increase the number of vulnerable
households in private sector Decent Homes to 70% by 2010. The target percentage figure nationally
increased from 42.9% in 1996 to 68% in 2006. This is now a legacy target following the introduction of the
national indicator set and the drive to reduce targets across Government. A legacy target is still monitored
to ensure the commitment is delivered but no longer forms part of the national indicator set against which
local performance is assessed. Departmental Strategic Objective 2.8 builds on the success of this target but
no longer features a specific figure.

Local authorities’ duties and responsibilities for private sector renewal remain unchanged.

The 2007 English House Condition Survey estimated that 61% of private sector vulnerable households
were living in decent homes in 2007, compared to 59% at the 2006 DSO baseline. This DSO baseline is based
on the updated definition of decent homes introduced in 2006 (when the Housing Health and Safety Rating
System replaced the Fitness standards as the statutory assessment tool for minimum housing standards).
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The HHSRS is a radically diVerent and more ambitious statutory approach to assessing poor housing
conditions than the Fitness Standard it replaced. In 2007, 4.8 million homes (21.7%) had category 1 hazards
present is a substantial increase in the 900,000 properties that would have been assessed as unfit under the
previous statutory standard. Whilst the introduction of the HHSRS meant an increase in non decency in all
sectors, the change in the measurement of the standard had a disproportionate eVect on higher income
groups not in receipt of means-tested or disability-related benefits in the owner occupied sector. Of the
groups supported through Decent Homes, owner occupied vulnerable households are aVected the most as
these properties contained a greater number of category one risks, social tenants the least as whilst some
properties in the social sector may be non Decent they fail on account of lack of modern facilities and less
serious hazards.

For private sector vulnerable households, the aim of Government policy is therefore to ensure that this
improvement in the housing stock can continue as quickly as possible in the light of available resources but
it is clear that the total cost of dealing with the problem of sub-standard housing cannot be met entirely from
public sector resources.

Given the scale of the problem and in order to put the funding for private sector Decent Homes on a
sustainable basis the Regional Assemblies together with local authorities have been encouraged to develop
loans schemes to help assist in the delivery of improvements with less reliance on public funds where this is
appropriate to do so. The long term ambition remains to lever in private sector finance.

Why the private sector Decent Homes programme cannot be compared with the social Decent Homes
programme

Public sector landlords are responsible for ensuring that all of their housing stock is in good condition.
In the private sector the homeowner (landlord or owner occupier) has primary responsible for upkeep of
the home. The Private Sector Renewal Programme targets some of the most vulnerable (defined as being in
receipt of one of the principle means tested benefits) households to raise the standards of their
accommodation. Unlike public sector decent homes it is not, therefore, spatially targeted, but allocated
according to individual need.

The main aim of the programme is to improve housing conditions for vulnerable people raising their
quality of life, and helping them to continue to live independently, this may also prevent the need to enter
residential or care homes with all the cost benefits that this brings.

The social sector decent Homes programme is very diVerent in that it is about stock improvement and is
not targeted at any particular group.

Private Sector Renewal funding is not ring fenced and local authorities (with the agreement of Regional
Assemblies) use private sector renewal funding in three ways, approximately:

— 60% as direct loans/grants to vulnerable homeowners for private sector Decent Homes works.

— 23% as top up to mandatory Disabled Facilities Grant.

— 17% is used in support of the Housing Market renewal programmes.

Repairs

Private sector Decent Homes works include repairs to roofs, replacement of windows, modernisation of
wiring etc. Loans and grants to individuals vary significantly. The mean cost of subsidising a homeowner
estimated at around £6,860 in 2007, but around half of non-decent homes could be treated for less than
£2,250. Private rented sector accommodation was on average the most expensive to make decent (around
£8,530) and social housing was the least (£4,630). These works would usually bring the house up to a Decent
Standard. The majority of works benefit vulnerable owner occupiers who are unable to access
commercial finance.

Energy eYciency measures and fuel poverty.

PSR funds work along side the Warm Front grant helping to tackle fuel poverty and meet decent homes
standard. In many authorities PSR provides top-up grants which may average less than a £1,000 per
property but are necessary in order to complete the works as the Warm Front grant ceiling does in some
circumstances prevent the grant from funding all of the necessary energy eYciency measures. Private Sector
Renewal is the only funding stream available for private sector repairs and top up to energy eYciency
programmes. There is little point in fitting an eYcient heating system into a damp house with leaky windows
and a hole in the roof.
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Disabled Facilities Grant

A significant amount of Private sector renewal funds are used by local authorities towards the cost of
mandatory Disabled Facilities Grants. Local authorities will also use private sector renewal funding to
tackle disrepair at the same time as adaptations are installed.

The data below (not printed) cannot be used alongside expenditure to arrive at unit costs to make decent:
because it is based on net outcomes of a much wider set of changes in conditions and circumstances than
public expenditure.
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