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1. INTRODUCTION 
 
1.1 Background 

1.1.1 The Localism Bill was published by the Government in the Autumn 2010 and 
is currently at 3rd stage reading in the House of Lords.  Within the Bill are a 
number of changes which have implications for us as a Local Housing 
Authority which will come to fruition when the Bill is enacted.  The 
Governments vision for housing reform is to control away from a central focus 
to allow greater flexibilities within the Councils and Housing associations to 
target help to people in their communities who need it most.  The 
Government is keen to allow ensure local housing problems have local 
solutions.   

1.1.2    Changes for Local Authorities will come in as the bill is passed but some 
changes have already been implemented as changes for Housing 
associations are under regulatory orders.  

1.1.3     The key areas of housing reform include : 

 Flexible tenure - Landlords will be given the freedom to offer their properties 
under fixed term tenancies, from a minimum of five years, subject to 
consulting on a published clear policy on how they will use their new flexibility 
on tenancies. A Local authority as a strategic housing authority is required to 
publish a tenancy strategy. 
 
Fairer allocations - Councils will have a new power to determine who 
qualifies to join their waiting list. Existing tenants looking to move house will 
no longer have to compete with those on the waiting list unless they have 
'reasonable preference', giving councils and housing associations the 
flexibility to work with tenants who want, rather than need, to move. 
 
Greater mobility - The Government has to implement a National Home 
Swap Scheme, making it easier for tenants who want to move to find 
someone in a similar position to exchange properties with. Landlords will be 
required to subscribe to the internet-based mutual exchange services, giving 
tenants access to as many properties as possible.  
 

Recommendation(s): 
Members are requested to provide a steer on the questions raised within 
the report on the draft Tenancy strategy and the review of the Allocations 

Policy. 



Fairer provision for homeless people - there will be greater flexibility for 
councils to make decisions on how best to help people at risk of 
homelessness at the local level, this includes the use of the private rented 
sector as a means of discharging duty. 
 
Affordable Rents - a new 'Affordable Rent' tenancy will be offered by 
housing associations to some new tenants of social housing as of this year. 
Affordable Rent properties will offer fixed term tenancies at a rent higher than 
social rent - with landlords able to set rents at up to 80 per cent of local 
market rents. This will enable landlords to raise funds to build more affordable 
housing for those who need it. The Government is investing £4.5billion in new 
affordable homes over the Spending Review period, which combined with the 
reform of social housing should deliver up to 150,000 new homes over the 
next four years. 
 
New tenants power of scrutiny – The Government also proposes to abolish 
the Tenant Services Authority, and instead to give England's eight million 
social housing tenants strengthened powers to ensure that their landlords 
provide quality housing and are held to account when problems arise. 
Landlords will be expected to support tenant panels - or equivalent bodies - in 
order to give tenants the opportunity to scrutinise the services being offered 
and to be involved in resolving disputes.  

 
 
 
1.2 Issues 

1.2.1 The changes for Local Authorities will come in to effect when the Localism Bill 
is enacted.  The changes for Housing Associations can be implemented 
under regulatory orders so have come into effect immediately.  All affordable 
housing in Breckland is owned and managed by Housing Associations who 
must have regard to the Local Authorities position within a Tenancy Strategy 
but will also have a requirement to have their own Tenancy Standard. 

1.2.2 The flexibilities on offer are a welcome opportunity to address our own 
housing issues with our own solutions.  The draft Tenancy strategy at 
Appendix A has been produced to form the foundation for shaping what the 
local approach for Breckland Council should be. The document covers : 

Flexible Tenancies 

Affordable Rents 

Accommodation 

1.2.3 Affordable rents.  There are two aspects to the implementation of Affordable 
rents, the delivery of new affordable housing and the application of rent 
increases on re-lets of existing stock.   

1.2.3 The delivery of new affordable housing has focused on social rented housing 
and shared ownership.  On section 106 sites (where we are applying planning 
policy) we do not supplement the cost of the development with any subsidy.  
Developers now see the delivery of housing at an affordable rent as a more 
productive way to deliver affordable housing and ensure the site economics 
balance across a scheme and thus enhance delivery.   

 

 



1.2.4 The impact to tenants can be seen in the following table :- 

Figures are per 
month 

1 bed 2 bed 3 bed + 

Ave social rent £267 £315 £348 

Ave new 
affordable rent ‘ 
80% 

£320 £420 £600 

Ave Local 
Housing 
Allowance (max 
per 4 weeks) 

£386 £484 £566 

The figures are averages and members should note there are local differences 
across the District especially in relation to the Local Housing Allowance.  The 
table does show there is a benefit to developers and Housing Associations to 
raise additional values and capitals with the introduction of 80% rents. All of 
the guidance sets out that rents can be raised up to 80% of market rents but 
justification needs to be made where this does not happen.  That justification 
should reflect local circumstances, affordability. 

1.2.5 The majority of people who access social housing are on housing benefit / 
Local Housing Allowance so the greatest impact will be felt on the housing 
benefit bill.  Whilst most of the rents will fall within the Local Housing 
Allowance as the properties get larger (3 beds or more) we may see tenants 
having to make a contribution to their rent.  The wider impact of the housing 
benefit reforms and the direction of travel of the Department of Works and 
Pensions will be set out in the further paper to be brought to members 

1.2.6 There is a need to be mindful that rents need to reflect the affordability of 
accommodation in an area, an approach that globally supports a move to 80% 
rents could also price those aspiring to work out of affordable housing so 
there will be a need to work closely with Housing Associations and 
Developers on new developments to reflect the local circumstances of the 
local area 

1.2.7 The application of the affordable rent to existing properties raises greater 
concerns.  A Housing Association will be able to increase rents on a property 
when it becomes available for re-let.  The difference between the existing rent 
and the new rent is intended to be pooled as a resource for new development. 
Only Housing Associations who have entered into a contract with eth HCA will 
be able to under take this position. At present our largest landlord, Flagship 
(Peddars Way) have not negotiated a position with the HCA so will not be 
raise rents initially however this position may change.   

1.2.8 There are on average 700 re-lets of existing stock per annum across the 
district.   

1.2.9 The ability to raise additional income from increasing rents will really only 
raise the greatest amount on the largest size of stock within the district and is 
not an enormous sum compared to some areas such as London however the 
impact on the community will be great in terms of neighbours in similar 
properties on different rents along with the quality of some of the stock in 
some areas. 



1.2.10 There is no direct advantage to Breckland Council through the increase of 
rents on as the funding raised by increasing rents or the disposal of stock can 
not be ring-fenced for reinvestment in the district.  A Housing Association can 
use this to invest in wherever their priorities for development / growth maybe 
which could be our own district but could in fact be anywhere in the country.  
The affordable housing stock is owned mainly by Housing Associations who 
operate across the East of England.  Our Housing Association partners are 
taking a cautious approach to applying rent increase on relets and will do so 
in consultation with us however they can implement this without reference to 
us. 

1.2.11 Flexible tenures: - As indicated above the Localism Bill will allow landlords to 
change the length of tenancy offered to new tenants when allocating an 
affordable home.  Housing Association landlords do not have to wait for the 
Localism Bill but had the ability to introduce this from April 2011 under 
regulatory orders.   

1.2.12 Within Breckland this means all of the affordable housing stock which 
becomes empty could be offered on a new tenancy term where a Housing 
Association has entered into contract with the HCA to do so.  Housing 
Association partners are developing their Tenancy Standards which are 
regulated by the Tenants Services Authority although this will change to the 
HCA in April 2012. In the development of their standards they should have 
regard for the Local Authorities Tenancy Strategy. 

1.2.13 In order to ensure our partners work to deliver our aspirations as a Council, 
we have begun our approach through the draft Tenancy Strategy which 
raises some areas for members to shape as a Breckland approach to future 
tenancies. 

1.2.14 How long should a tenancy be for? The changes to tenancies will allow 
properties to be let for a minimum of five years up to the existing arrangement 
of a lifetime tenancy where it is appropriate in some cases.  From a small 
piece of work undertaken with Flagship Housing average tenancy lengths are 
6 to 8 years within Breckland. We have proposed 10 years which will enable 
some stability and continuity in a community. 

1.2.15 In considering what is an appropriate length of time for a tenancy, members 
are asked to consider the impact on the community as we do not want to 
create transient communities but also wish to make best use of the housing 
stock.. 

1.2.16 What is expected at the end of a tenancy ?At the end of a tenancy the 
household will be reassessed and will either be granted an extension of their 
tenancy, moved to a different property more suitable for their needs or have 
the tenancy ended.  The Housing Association will be expected to undertake 
the reassessment and provide appropriate advice although there is likely to 
be an impact on the Housing Advice service the Council provides. There 
Council will need to set out clear procedures in partnership with the Housing 
Associations on how this will be undertaken. 

1.2.17 Accommodation There are currently 7800 units of affordable housing across 
the district of which 6692 is general needs housing, managed by 14 different 
Housing Associations. Currently a large proportion of stock is occupied by 
older people who have at least 1 if not 2 plus spare bedrooms resulting in 
high levels of under-occupancy. Whilst tenants hold secure tenancies there is 
little we can do to encourage them to move unless we work with partners to 



incentivise moves or provide a level of protection to tenancies if they do 
move. There will be changes to Housing benefit which will be restricted where 
there are spare bedrooms but older people are likely to be outside of the 
criteria. Members are asked to consider whether they would like priority to 
deal with under utilised stock and if so what types of client groups should we 
focus on? 

 
1.3 Allocation policy review 
1.3.1 As with the draft Tenancy Strategy, the Localism Bill offers up the opportunity to 

introduce some local aspects to the Allocation policy.  The current policy is at 
appendix B. Members have also been contacted by the Principal Housing Officer 
for areas that they would like to see change within the document. Suggestions so 
far : 

• Increasing the local connection to the district from 6 months to 2 years 

• Priority for transfer applicants who are under occupying their properties 

• Priority for personnel leaving the armed forces 

• Exclusion of people from the register who have an income or savings that 
enable the market to meet their needs 

 
1.3.2    The current register is classed as an ‘open’ register which means we accept 

applications from anybody from across the Country who meet the qualifying 
housing need criteria. The housing reforms will allow members to reconsider their 
position on the Housing register and move to a ‘closed’ register which would 
restrict the people who could come on to the housing register.  

 
1.3.3 Members are requested to give a steer to the areas that they would like to see 

developed in the review of the policy.  
 
1.4 Next steps 
1.4.1   Following Overview and Scrutiny Committee the comments of members will be 

used to finalise the Tenancy Strategy and feed into the review of the Allocations 
Policy. The drafts will be circulated to Housing Association partners for comment 
and then will be presented back to committee on 5th January as part of the 
adoption process for the documents. 

 
2 IMPLICATIONS 
 
2.3 Risk There are no risks associated with this report at this stage of the process 
 
2.4 Financial  There are no financial implications as a result of this report 
 
2.5 Legal  There are no legal implications as a result of this report 
 
2.6 Equality and Diversity There are no equality and diversity issues as a result of 

this report but a full impact assessment will be undertaken prior to the adoption of 
the final policy. 

 
3. Alignment to Council Priorities 
 
3.1 To develop stronger Communities, BD02.02 Improve health, wellbeing and 

standards of living 
 
4. Wards/Communities Affected 
 
4.1 All 
 



 
 
Background papers:-None  
 
Lead Contact Officer 
Name/Post:  Darryl Smith, Principal Housing Officer 
Telephone Number:01362 656890 
Email: darryl.smith@breckland.gov.uk 
 
Key Decision 
[use for Cabinet/Council reports or delete] 
 
Appendices attached to this report: 
A  Draft tenancy Strategy 2011 
B Allocations Policy (current) 
 


