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QUALITY AND CHOICE - A DECENT HOME FOR ALL

1 SUMMARY

1.1 This report outlines the key proposals in the recently issued Housing
Green Paper.

1.2  Copies have been placed in the Members’ Rooms and have been
provided for those Councillors who requested one.
2 INTRODUCTION

2.1 The Housing Green Paper was announced in the 1999 Budget with the
intentions at that time of:-

e Giving tenants real choice over their housing

e Restructuring social housing rents order to strengthen links with
size, location and condition of property

e The possibility of wider reforms to the system of personal housing
support.

Since then the Green Paper has developed to involve a comprehensive
review of housing policy.

2.2  The Government’s key principles for housing policy, laid out in the
Green Paper, are:

e Offering everyone opportunity, choice and a stake in their home,
whether rented or owned

e Ensuring an adequate supply of decent housing to meet needs

e Giving responsibility to individuals to provide for their own housing
where they can, and providing help for those who cannot

e Improving the quality and design of the housing stock, new housing
and residential environments, helping to achieve an urban
renaissance and protecting the countryside.

e Delivering modern, efficient, secure, customer focused public
services and empowering individuals to influence them
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3.1

3.2

4.1

5.1

6.1

7.1

7.2

Reducing barriers to work, particularly in relation to benefit and rent
policy

Supporting vulnerable people and tackling all forms of social exclusion,
including bad housing, homelessness, poverty, crime and poor health

Promoting sustainable development that supports thriving, balanced
communities and a high quality of life in urban and rural areas.

RESPONSE TO THE GREEN PAPER
Responses to the Green Paper can be submitted until 31 July 2000.

A copy of the Local Government Association initial response is
appended for consideration and endorsement or variation, as
considered appropriate for the Council’s response.

CRIME AND DISORDER IMPLICATIONS

The Green Paper contains many proposals designed to alleviate crime
and disorder problems.

ENVIRONMENTAL IMPLICATIONS

There are proposals which are designed to improve the quality and
supply of housing and ensure affordability, all of which are part of
Agenda 21 considerations.

LEGAL IMPLICATIONS

Following consideration of consultation responses, new legislation is
likely to follow.

RESOURCE IMPLICATIONS

These are difficult to judge at present, but some of the proposals in the
Green Paper could involve very significant changes.

It is important that the Council recognises the messages about likely
future policy direction contained in the Green Paper. Funding
allocations will be strongly influenced by performance against
Government policy.
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8 RECOMMENDATION
It is proposed that the Committee RESOLVES

To support the Local Government Association initial comments, with
any amendments that Members may consider appropriate. (HHHCC)

G P Woolhouse

Head of Housing, Health and Community Care

For further information please contact Mr G P Woolhouse on (01702) 546366
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A summary of tha Koy Ideas In the Green Paper ls listed bglow, alonp with Initial brief

LGA comments on oach lssua.

' Key Proposal

Initial LGA comment

Promoting a strongey role for local
authorities In housing to reflect the
varlatlons in clrcumstances around tho
country and to enable solullons

to boe tallored to local condifions Including:

o encouraging all euthortles to take g
strategic view of nesds zeross all housing,
public and private sector;

a encouraging authorkies to work In
partnerehip with local communities,
reglstered social landiords and other
organisations;

a strenglhening the strategic role of
authoritlss, which have transferred thalr
houeing lo reglsterad soclal landlords,

This fully endorses the LGA's views on the nead
for a proacilve and dynamic local authonty
slretegle housing role and for suthoritles to have
a "tool k" of responses available to them
depending on focal clreumstances,

Emphasls Ia given {o the need for an aff tenura
approach and ensuring links with planning and
other policies. This was a kay point rajsed In the
LGA's Houslng Green Paper submissions.

This strateglc rele will be further strengthensd by
the new pawers to promola soclael, aconomic
angd environmertal well baing enshrined In the
Local Govemment Bili,

Proposals to support sustainahle home
ownership Including:

o enabling local authoritles lo support the
ranovation and Impravement of private
sactor housing In a belter targeted, more
straleglc way, through grants and grealer
use of loans and low-cost maintenance
sorvices;

@ helping key workers and cther paopls on
modest incomee (o buy thelr own homes in
araas of high housing demand.

Many of the propasals advocated by the LGA In
its report A madem approach to privats housing
= influencing the Housing Green Papor are
Inciuded. For sxample, giving local awthorilies
greater discretion over limprovement grants,
gliowing them to glve preferantial or intervst free
loans, and providing support (via Home
improversent Agencles) for low coat
meintenance services.

Proposals for helping key workers are supported
in principle, but more detalls have yst to emerge.
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16 Abriefiry ' . 4 -

Koy Proposal Initial LGA commant @ )

Proposals to ralse the standards of reputable { The Graen Paper backs the LOA's eall for the

private landiords, encourage new Investmont { active and systematic promotion of landlord

and tackle probiems at the bottom end of accreditation schemss.

the soctor Including:

Wa particularly welcome the discrelicnary

o helping wellintentioned landiords to Improve | powers proposed for local authorities in “ow
thelr experiise and standards, and dsmand” areas lo licente private rentad homes
atrangthening thelr posillon In the market where there are prohlams af poor condltion and
piece, through voluntary accroditation and | exploltation, In addition to the Gavernment's

Isltings schemss end best prectice manlifesto pledge to regulate Houses in Multiple
guldance; Occupation (HMOs).
a exploring whether tax measures could halp
to muke the sector work better; As suggestsd by the LGA, the Gavernment has
o tackiing spacific problems of poor condition | eleo signalled its commitment to tackle poor
and axploitation by the minority of bad glandands in the privala rented sector through
landlords, the restriclion of Housing Bensefit.

il
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Koy Prapogal

Initial LGA comment

Now spproaches to Improve the quallly of
social housing and housing management.
This alms to dallver a 'step change’ in tho
quality of tite sfock and the performance of
soclal landlords, The Green Papor gives a
commitment to ensuring that

alf sotlal housing Is of a devant standard
within 10 years hy:;

a supporting the transfer of up to 200,000
homes each yeer from loca! authoritles to
registarad soclal landlords, whore proposals
are supported by tenants;

o encouraging tha ¢creation of naw arms-
langth companles to manege local authority-
ownad housing, with tha beet performing
authoritles which have sslablished such
companfes given axira scope to borow
whers there is 8 provan record of afficiant
management and Investment and a clear
bualness pian for the stock;

a ensuring the canslstant and rigojous
application of Best Vatug end tenant
parlicipation compact principles across
saclal housing, Including both local
authoriles and reglsterad sodat landlords.

in the Deputy Frime Mintster's forwasd to the
report, the Government acknowiedges the LGA
estimates of a £18 billjon repak and
improvement backiog. The Graan Paper gives a
commitment lo enauring that all sockal housing ls
of a decont standard within ten years. Tha LGA
has fong argued that the Government should set
apeciflc targets and this commitment Is a major
milestona.

The creation of erms-length housing
management companles for councl hotising with
additonal access to Is @ major viclory
for LGA lobhying. This was advocaled in the
Joint LGA report New Slructurog for Councif
Housing? and Accommodating Change ~ LGA
Policy Perspeclives on Housing. The Depuly
Prime Minlster sald In his statement to the
House of Gommons thet “we belfeve there Is a
continuing rola for Caouncli housing.....there
Is & futura for the Councll houss®.

Thia optlon will be avallabla where an authority
hes receivad an “excallent” raling from the Best
Value Housing inspectorats, has a high qualily
business plan and can demonstrais progress
towerds the Government's objectives on rant
seiting and leltings.

Anrns-langth housing managemem companies
could elther be local authority controlted or
Influenced companies, They would be axpected
to obtain pamnizelon for releining rental Incoms:
to support additional borrowlng, As ownerahlp
woeuld nat be iransferred, a tenent baliot would
ot ke renuined, but locel authoriiles would be
sxpected to conuult with thals tenants. DETR
anticipate that such companias could ba In place
by 2002. -

Transfer Is also encauraged and the process wil
be improved. For 2601/02 a programme of

, 200,000 dwellings per yoar wil} be gupported

end If demand excaede supply, a higher lavel
will be considered. Howaver, the Deputy Prime
Ministar szid in his stalement to the Houss of
Commons that “Tiis /s a mattor of ghoice.
This I's not a target. it Is what we will make
provision for, but only where local authoritfes
propose It And where tenants vole for It
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Key Proposai Initial LGA comment

Improvements io the delivery of affordablo | The LGA weicomes the acknowiedgement that
hotsing, so that itis provided whoro It I policlea mugt cater for the wide varlations

needed and In a form that Is sustalnable between ragions. We lock forward to working
through: with the Government in developing a forward-

looking indicator of demand for soctal housing to
a changes o the allocatlon of Housing ho used In the dishibutlon of resources for

Corporation funding for new aoclel housing | housing asgociation new bulld. The LGA
sa that grealer account is taken of local consldery, howsvar, that the Government should

demand and iikely futire changes In also estimale the need for aifordable housing to
demand; Inform deplslons about the tavel of Investmant In
new provision,
a mare smphasls on mixed tenure in new
soclal housing projocts; We support proposals to encourage mixed
tanure as a contribullon lo the creation of mare
o the production of best practice guidance on | sustainable communities. d]b' j
the uge of planning powers for alforduble .
housing, Wa welcome the proposal to publish good

practice guidance on the use of planning powers
to secure aifordable housing, However, the
Asgacialion conslders thal in these parts of the
couniry whers the local housing market ia
averhgated, guidance alone will not be sufficlant
to secure sufficlent affordable housing. Planning
authorilles need powers to determine siza, typs
and 4enure where thig s Justified by local neads
assessments.

- is5%
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Key Proposal Initial LGA comment

Refarms to lettings policies fo give tenants In
soclal housing real cholce qvar tha homes
they live In.

ws Grean Paper states thet this will be done

o astablishing s new fund to pliot customer
cholce-based lettings systems In differant
areas of the country;

o promoling the active managemant of
housing cholces and targeiing advics,
advecacy and support at the most
vulnerabls households and those in the
most houslhg need;

o widening the scope for movement across
local authority boundaries and between
local authorilles and registered social
landiords, so making better use of tha
natlonal housing stock;

a allowing fexdbility for local lettings policles to
deel with perlcular problam estates and
othar local priorities.

The LGA wermly welcomes the establishment af
& new fund to pitot letlings systema (n diffarent
areas of the country. This Is an issue on which
tha LGA hes strongly lobbied.

The LGA recognisas that a cholcs-based
sllocations system requires support to ba glven
lo more vuinerable groups, but has concems
about the praclica! Implications of this approech,
and its resource raquirements in areas of both
very high and very low demand.

The LGA Allocations and Homalessness Taek
Group recommanded that Iocal authorities and
housing assoctations shottld work together in the
development of common housing raglsters and
allocations policies. Tha LGA also supports
graater moblliity for people to move across local
autharity baundarles.

The LGA's Task Group put forward a 2et of
proposals for greater flaxibility in local lattings
polices to enable local authoritles to addrass
broader sirateglc Issuas and help creale
susialnebla compaunities. These praposals as:
Incorporated within the Green Paper.

As advocalad by the LGA, the Green Paper also
proposes ta remove the power io impose blanket
exclustons from tha housing reglster while
allowing authoritles to suspand Individuzl
sppiications, (a.g. for ant-socfal behaviour untfl
such time as the behaviour la modified).

- - 158
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Koy Proposal

Initial 1.GA comment

Proposald to strengthan the protaction
avatiabls to homelags familios by:

sxlending the sletulory safety-nst lo a widsr
group of vulnerabla homeless paople (such
as care lsavers and othare wilh an
Inetitulionalised background, the viclims of
domestic violence and 16 and 17 year-olds);

requiring or giving flaxdbiity o authoritles to
help nen-prlarity homeless peopla, such as
chitdless couplss and single homeless
peopls, In areas where sufficlent housing Is
avafiable;

glving homelass peopls soma cholca of
settied accommodation In iine with a more
cuslomer focused latlings system;

extending authorilies’ duly tp provide advice
and suppor, and requidng them te lake a
multi-agency sirateglc approachto .
praventing and responding to
homelessnees;

reacinding the lwo yoar limilation on an
authority's duty o @ homeiees housshold
and ensiming that the authority relains &
duty while the household Is In tamporery
accommeodation;

removing the two out of three year
restriction placed on local autharities usa of
thalr own slock ae temporary
accommeodaiion.

. | homelessness and to consult on the
| | development of 2 homalgssness strategy.

. | homslesaness strateglas was also a propoeal of

The LGA Allocations and Homalasanase Task
Greup put forward a number of specific
reacommendations for changee to the
homelessness legisiation. The Green Paper
includes many of thesa proposals.

The LGA welcomes the proposed extenston of
prionty neod calegories. Thosa flacing domesilc
viclence and those with an inatitutionalised or
care background will also be deemead
vulnerabls, subject to local authoritles'
assassment on an Individual basls,

The LGA supponis the proposal to give greater 4|

flaxibility to loca! authosties to help non-priciity
homeless people whaere this [s possible.

Tha LGA agreas In principla with giving
homeless peopls more cholce, but hes concernse
about the rasource Implications In araas of high
temand.

Tha LGA welocomea the proposed naw duty on
Incal authorities to carry out en audit on

Glving authorttles a broader duty of advice on
housing Issues as part of pravention of

the LGA Tesk Group,

The rescinding of the two year duly and the
restriction on the use of locat authority stock are
£1s0 twa Issues on which the LGA has strongly
lobbled.

o

- LASH
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Key Proposal . initlal LGA comment

Propoeals to roview fenura arrangements for | The LGA Policy Perspectives on Housing
soclal housing to retaln securlfy for long submisslon to the Green Paper argued for the
ferm soclal tenants and consider: introduction of a common tenancy for councll

and housing association tenants, basad largely

e options for uniffing the secure and essured | on council tenancles but replacing councll
fenure regimes; tenants’ Right to Buy (RTB) with housing

aszoclation tapanis® Right to Acquire {RTA)}.

a optlons for new fiexibliities fo enable jocal
authorities and registerad aocial landlords o ] The Green Paper agrees 1o consider options for
make betler use of thelr stock, especialiy in | moving towards a hew single form of lenure but
araag of low demand. dogs not propose any sgnificant changs In the

Right to Buy. The LGA vonslders RTA to be

preferablo to RTE because it axcludes .

properties In designated rural areas and requiras

the recelpta from sales to be used for
replacement hausing.

The Green Paper backs a praposa! put forward
by tha LGA Allacations amd Homelessness Task
Group for & new short tapm tehuve, The Task
Group felt that this wouki enable belier use of
the housing stock, particilarly In low demand
areas or In properilas dua for
demoliton/refurblshment. it would he offered to
houssholds, Including key workers, who would
not normally bo considered a high priority for
permanent accommodation but who may benefit
fram a perlod In social housing to anable tham fo
ge\ one foot on the housing ladder,

16,10
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Key Proposzal

Initial LGA comment

Proposala to maintain rents In the soclal
housing sector at affordable, sub-markot
levale, with:

a average rents held at around thelr present
leved (currently 2oms 30% to 40% balow
market rents); but with
some rents Increaeing lo reflect
improvemenis In qualily es a result of extra
investmant; and
o some rents changing to remove unjustifiable
differsncas betwaen rents cherged for
homes owned by registered zociat landlords
and local
authorltiss.

Opflons for restructuring rents In the soclal
housing seclor to put rents on a falrer,
affordable basis.

The Green Paper stetes that socigl sector rents,
while remaining affordable, need ta be
resiructured so that tenents see they are falr.
They shauld reflact more closaly the alze,
quality and lncation of homes, taking account of
praperty values o that tenants would pay a
comparabie rent for a comparable home.

The paper emphasisas that properiy values
ghould not be the only considaration end rent
caloulations could teke account of other factors,
which might Include reglonal earings or
running costs.

The Green Paper haa not gone as far as the
1.GA would llke In terms of davelopling a natlonal
framework for asseasing affordabilily end setling
rent levels. It is elso unclear whetherits
proposals for rents wilt tackle the very high rents
currently faced by many housing sssocialion
tenants and some councit lenants. However, it
has given a real recagnition 1o the Issues ralsed
by the LGA and In particutar has accepted that it
wouild not be appropriate to fully set rents in
relation to capltal values,

Spacific proposals include:

¢ tomaintaln the present average lovels of
soclal renty (which alzo has implications for
tha funding of new davelopments);

s from 2002/03, average RS\, rents will be held
to RPI plus 0%:;

s some conlinuing small ennus! Increase In
cauncil rents justified on the baais of stock
improvements;

» rent restrucluring of Indlividual properiles to
be achleved ovar 10 years and to be baged
on a comblnation of eamings/propertly value
optlons set out In the papar.

&

B
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Key Proposal

Initial LGA commaeant

Proposals to develop Houelng Renefit
moeasures to improve gustomer servico, .
tagkle Iraud and ervor, and improve
Incontlves to work, including considering
options to:

a davelop a single claims process for benefits
which would reduca duplicatlon and sharten
processing fimes;

o improve Information sharing between OSS
and [ocal authorifes;

a reduce tha complexity of the Housing
Benefit rules, for example by fixing benefit
awards for a set paidod;

t davelop a new funding reglme hased on
performiance agalnet targsts n Indlvidual
local authorities to cut fraud and error;

a setup a singls natlonal fraud hatling
service;

a increase the Incentive to work by targeting
eamings disregards on koy areas or groups
of pacpls;

@ broaden the defipiion of the Single Room
Rent o engure that single young psople
hav: a secure Toundatlon from which to find
work,

a Ths Green Paper also Invites debate on
oplions for longer term, mora fundamental
raform of Houslng Benefit, It states that
stich reforms might be poasible when the
wider prapasals to improve the supply and
quality of rentad housing, to give tenants
greater cholca over where they live and put
goclal sector rents on a falrer and mora
congislant basis have been successfully
implemanted.

The LGA has repeztedly urged the
implamantation of the issues idsntifled In the
1998 Joint D3S/Local Authority Assotiations
Simplificatlon and Improvament Project and the
nead {o address the most penal aspacts of the
housing baneflt systsm Including those which
underinine the incentive to work.

Tha LGA has worked closely with DSS In the
davalapmant of prajects to improve sarvice
dellvary, auch as Information sharing end a
alngie point of contact for those of werking age
(ONE}. The LGA considers that joint
centralflocal government working Is the only
affectiva solution lo eddressing the problama
Inherent In the overly complex housing benefit
syslem,

‘The LGA has had longstanding concems about
tha Inadequacy and perverse Incantives Inherent
in the current funding of antl-fraud inltletivas.
The proposal to develop a new regime Is
walcoma, Howsver, the lack of undetlying
funding generally, with council tax payers having
{0 meat 42% of the cost of administering
houging benafit, remains a major causa of
concam and a coilrdbutory faclor In alfowfng
fraud to flousish. _

The LGA has urged the abolltion cf the single
room rent restriction which has led o
conslderable hardship.and homelsesness
amongst tha urder 23s. The Assoviation has
also warked with DSS in consldering other
options and the broadaning of the definition s a
step In the right direclion,

When the Intenticn to Isaue the Green Paper
wag originally enncuncad the Governmeant
stated that It would lock at radlcal reforms o the
system of housing benafit. Howsver, the LGA
argued that rant reform shauid be the
Govermnment's first priority and that radical
changes to the housing benefit system should
not bs contamplated without further research.

This inessaga has cleerly hesn heard,

1512
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