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Introduction

The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 came into
force on 18th July, 2002, repealing much of the prescriptive legislation governing the
provision of previous housing assistance and replaced it with new wide ranging powers to
provide assistance for housing renewal significantly based on local needs and the
achievement of strategic objectives.

The increased flexibility on offer allowed for new and innovative approaches to housing
renewal and will require regular review in the context of the council’s overall Housing
Strategy. The council is however continuing to be mindful of the resourcing implications of
this policy, both for itself and partner organisations and expenditure priorities outlined. It
will therefore be reviewed regularly, having regard to community and corporate priorities.

This Housing Renewal Policy is effective from 1st May, 2012 and will be revised when
significant changes occur, minor changes to the policy will be made by the Private Sector
Housing Manager (or equivalent) in consultation with the relevant Cabinet Deputy.

This policy document limits itself principally to consideration of works of repair,
improvement or adaptation etc. rather than to enabling housing provision in the first place
which is considered separately through the Housing Strategy.

Extracts from central government publication:

"Poor quality housing can have an impact on the health of the occupants and on the quality
of life in an area. The Government’s view is that it is primarily the responsibility of
homeowners to maintain their own property. However, the government is committed to
improving housing quality across all tenures including the owner occupied sector and fully
accepts that some homeowners, particularly the elderly and most vulnerable, do not have
the necessary resources to keep their homes in good repair. Local authorities therefore
have an important role to provide assistance in these cases”.

"The Government would consider that an authority was failing in its duty as a housing
enabler and in its responsibility to consider the condition of the local private sector stock if
it did not make some provision for (private sector housing) assistance.”

"Authorities must avoid fettering their discretion to provide assistance. They may
legitimately turn down an application that falls outside their policy, but cannot refuse to
consider an application, or refuse an application that is outside policy without there being a
mechanism in place to determine such cases. The mechanism should ensure that
exceptional cases that fall outside policy are individually considered on a sound and
informed basis and approved where appropriate”,

Source: Housing Renewal
Guidance - June 2002
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The Cheltenham context (statistics from Private Sector House Condition Survey 2011 unless otherwise stated)

1.6 Cheltenham, with a population of over 110,000 is one of the eleven major urban centres in
the south-west region. Together with Bishop’s Cleeve and Woodmancote in the
Tewkesbury Borough Council administrative area, Cheltenham is one of the two principal
urban areas in Gloucestershire.

1.7 The Borough of Cheltenham contains 44,510 private sector dwellings. At the time of
survey, 42,126 dwellings were occupied (94.6%); the remaining 2,384 dwellings were
vacant (5.4%). The majority of vacant dwellings — 2,044 dwellings or 86% - are
transitional in nature and are expected to return to occupancy in the short-term. Long
term vacancy is estimated at 340 dwellings representing less than 1% of private sector
housing stock. Nationally, 4.6% of private sector dwellings were vacant in 2009 (English
Housing Survey, dwelling sample).

1.8 Private sector housing in Cheltenham is representative of all building eras; 15,628
dwellings (35.1%) were constructed pre-1945. Within this group, 11,786 dwellings (26.5%
of all private sector dwellings) were constructed pre-1919; 3,842 dwellings (8.6%) in the
inter-war period (1919-1944). 28,882 dwellings (64.9%) were constructed post-1944 with
9,672 dwellings (21.7%) constructed post-1981.

1.9 Nationally, 24.5% of private housing was constructed pre-1919 compared to 26.5% in
Cheltenham. However, whilst 40.3% of private housing nationally is of post 1964
construction within Cheltenham over half (50.3%) of all dwellings were built after 1964.

1.10 The proportion of pre-1919 housing is significantly higher in St. Paul's (69.2%) and
significantly lower in the Outer survey zone where less than ten percent of private sector
dwellings are of pre-1919 construction. Conversely, the vast majority of dwellings in the
Outer survey zone are of post war construction, with 41.7% of all private sector dwellings
in this area built since 1974.

1.11  Excluding those properties were tenure could not be determined, the rate of private-rental
in Cheltenham, at 22.2%, is above the national average; 19.3% of all English private
sector dwellings in 2009 were privately-rented (EHS).

1.12  Significant differences in the age and house type characteristics of the main tenure
groups are apparent. Private-rented dwellings exhibit a concentration in the pre-1919
terraced housing and converted flat markets but also exhibit a polarisation with a heavy
concentration in more modern (post-1981) purpose built flats. The owner occupied sector
in contrast demonstrates a broader distribution by both type and age. However, owner
occupation dominates the semi-detached and detached housing markets.

1.13 Geographically rates of private-rental are above average in the St Paul's and Inner Area
survey zones where 46.1% and 31.3% of all private sector housing respectively are within
the private-rented market.

1.14 Houses and bungalows comprise 32,773 dwellings (73.6%) with the remaining 11,737
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1.16

dwellings (26.4%) in flats. Houses and bungalows offer a range of terraced, semi-
detached and detached configurations with flats predominately in converted buildings or
purpose-built blocks.

Allowing for vacancy and multiple occupation the private sector housing stock contains an
estimated 45,272 households and a household population of 94,828 persons. Average

household size is 2.09 persons.

The most common household types in Cheltenham are:

¢ Elderly: 13,181 households - 29.1%;

¢ Two Person Adult Non Pensioner: 9,834 households - 21.7%;

¢ Single Person Non Pensioner: 9,220 households - 20.4%; and
¢ Small Family (up to 2 children): 8,075 households - 17.8%.

19,290 households (42.6%) have a head of household aged 55 years and over; 12,144
households (26.8%) have a head of household aged 65 years and over. In 10,751
households (23.8%) the head of household is aged under 35 years.

Significant differences exist in the social characteristics of the main private sector tenure
groups. The private-rented sector exhibits a strong bias towards younger single person
households as opposed to the owner occupied sector which exhibits a more mature family
orientated household structure. Thus:

¢ 42.6% of private-rented households are single person in size, compared to 31.4%
of owner occupied households.

¢ 20.6% of private-rented households are headed by a person aged under 25 years
compared to 1.5% of owner occupied households.

¢ 38.9% of private-rented households are single person non pensioner in type
compared to 13.3% of owner occupied households.

In contrast to the private-rented sector, 37.5% of owner occupied households are elderly in
type; 29% comprise three or more persons and 55.1% are headed by a head of household
aged 55 years or over.

9,534 households (21.1%) have sufficient bedrooms to meet their family needs. 34,963
households (77.2%) have more bedrooms than required and are under-occupying, while
775 households (1.7%) have insufficient bedrooms to meet their family needs and are
overcrowded. High levels of under-occupancy are not surprising against generally small
household sizes and a significant housing stock of 3 and 4 bedroom configurations.
Levels of overcrowding in the Borough at 1.7% are just below the national average for
private housing (2% in 2007/08 to 2009/10) (EHS Household Report 2009-10).

28,162 households (62.2%) have a head of household in full or part-time employment. In
638 households (1.4%) the head of household is unemployed, in 434 households (1%)
the head of household is permanently sick/disabled and in 13,692 households (30.2%) the
head of household is economically retired. The Borough houses a relatively large student
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population within the private housing sector; estimated at 1,749 households (3.9%).

Applying the Decent Home Classification, 7,433 private sector households (16.4%) are
economically vulnerable. Rates of economic vulnerability in the Borough at 16.4% are
slightly below the national average for private housing in England (18% in 2009) (EHS
Headline Report 2009-10).

Rates of economic vulnerability are higher for households living in the private-rented
sector (29.9%), in pre-1919 housing (22.4%) and in the terraced housing sector (21.2%).
Household's resident in St. Paul's are significantly more likely than households elsewhere
in the Borough to be economically vulnerable; over half of private sector households in
this area are in receipt of one of the principal means tested benefits.

Average annual net household income for private sector households is estimated at
£27,122 per household. Low income households in the UK are normally defined as
having a net income that is 60% or less of the median British household income that year.
Using this definition, 3,637 households (8%) in Cheltenham are on low incomes.

Consultation and Cheltenham's Sustainable Community Strategy

The sustainable community strategy has been prepared by Cheltenham Strategic
Partnership (CSP) which brings together core partners, thematic partnerships, community
and voluntary sectors. The aims of the CSP are:

m To be the partnership of partnerships for Cheltenham, providing strategic co-ordination,
ensuring linkages with other plans and bodies established at the regional, sub-regional
and local level;

m To develop and drive the effective delivery of the community strategy action plan through
effective performance management and holding delivery partners and partnerships to
account

There is well-established relationship between the strategy, the local development
framework (LDF) and the emerging Joint Core Strategy, which will guide development
proposals and deliver the priorities and ambitions of this community strategy in partnership
with service providers.

The CSP has prepared an aspirational long-term vision that sets out a course of action for
all partners to work towards over the next twenty years. This is supported by three
underlying principles that will underpin everything the Council does:

. The principle of community engagement and participation;
. The principle of tackling inequalities and promoting cohesion; and
. The principle of tackling climate change.

Having consulted widely with the community, the following longer-term ambitions were
identified, where, over the next twenty years, concerted and coordinated action will be
taken through both partnership working and the local development framework to turn vision
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into a reality:

. Promoting community safety;

o Promoting sustainable living;

. Promoting a strong and sustainable economy;

. Building healthy communities and supporting older people;

o Building stronger communities and supporting housing choice;
. A focus on children and young people;

. Investing in environmental quality;
o Investing in travel and transport;
. Investing in arts and culture

For each of these nine ambitions, the strategy sets out what the current situation is, what

community views are, what our ambitions are, and where we feel that partnership working

and the local development framework can make a difference.

Private sector renewal grants and loans often improve the fabric of buildings preventing
dilapidation of Cheltenham's housing stock and associated deterioration of the
environment.

Private Sector renewal grants and loans also help safeguard the health and safety of
some of Cheltenham's most vulnerable people.

The Private Sector Renewal Policy makes a significant direct contribution to:

Promoting Sustainable Living

The policy contributes significantly towards the identified needs of tackling fuel poverty,
increasing the energy efficiency of the private sector residential stock and promoting
carbon reduction with the Borough

Investing in Environmental Quality

Protecting and improving the quality of Cheltenham's built environment.
Reducing greenhouse gas emissions and helping adapt to climate change.
Improving energy efficiency and encouraging renewable energy

Building strong communities and Supporting Housing Choice
Promoting a balanced and sustainable housing market
Increasing the supply of affordable housing

Increasing the quality and choice of housing

Promoting Community Safety
Reducing number of unsafe and long-term empty homes
Providing safe homes for Cheltenham's vulnerable households

In addition the policy contributes towards:
Being an Excellent and sustainable council
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Improving our capacity to deliver

Ensuring continuous improvement in the delivery and efficiency of services

Supporting the business change programme in delivering excellent services

Promoting and protecting Cheltenham's quality of life through working with regional and
local partnerships.

Historic consultation in developing this policy has taken place via a county group of
housing officers and locally, by customer survey and close co-operation with the local
home improvement agency. A draft of the proposed policy was initially published on the
council’s web-site, with the facility to provide consultation responses electronically.
Further consultation has taken place as the policy has developed over the years.

Organisations formally consulted about the initial development of this policy include:-

e Cheltenham and Tewkesbury Primary Care Trust;
e Care and Repair (Cheltenham) Ltd;

e Gloucestershire NHS Trust;

e Gloucestershire Social Services.

The current development of this policy has also taken account of Government cutbacks in
Private Sector Renewal funding.

The council has also reviewed all of its services having regard to our legal obligations under
Section 17 of the Crime and Disorder Act. Consideration has been given to the extent to

which the services contained in this policy can contribute to a reduction in crime.

Policy implementation

The policy will cover a four year period prior to any major review. Minor changes to the
policy will be made by the Private Sector Housing Manager (or equivalent Manager) in
consultation with the relevant Cabinet member.

Where any planned amendment will produce a significant change to service provision, it will
require the approval of the council’'s cabinet before the operational policy is changed. Such
changes are most likely to arise following the Private Sector House Condition Survey and
where there is an update to the council's housing needs information.

Other factors that may affect the review of this policy include:

changes to corporate capital spending plans;

significant changes in local circumstances (e.g. housing need);
national policy/legislative changes;

Local Strategic Partnership priorities.

In implementing this policy, the council will have due regard to relevant national legislation
and related guidance including in particular that related to housing renewal, enforcement
(including houses in multiple occupation), the health and safety rating system,
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neighbourhood renewal assessment and disabled facilities grants (DFG’s).

4. Private housing standards in Cheltenham

4.1 Housing conditions have a direct effect on the health of their occupants. As the fabric of
properties naturally deteriorates with time, the need for intervention is on-going and action
and financial support to those on low incomes is necessary to prevent an increase in the
number of unsafe properties.

4.2 The council carries out a sample survey of the conditions in the private housing sector
once every five years to inform its strategy for intervention in relation to energy
efficiency, adaptations and where the market is failing to address problems of disrepair
and safety. The results of the last survey were published in 2011.

Decent Homes (statistics from the 2011 Private Sector House Condition survey)

4.3 The 2005 Private Sector House Conditions Survey reported that a total of 10,600 dwellings
in Cheltenham, are non decent, representing 23.3% of the stock. The 2011 survey
recorded that 10,942 dwellings in Cheltenham were non-decent representing 24.6% of the
private sector stock.

4.4 The majority of dwellings that fail the Decent Homes standard are non decent due to
disrepair and the presence of a category 1 hazard. The largest population, 5115 (46.7%)
fail due to disrepair.

45 In Cheltenham non decent dwellings are most associated with pre 1919 properties, the
private rented sector, converted and purpose built flats and with occupiers on the lowest
incomes. Non decency is also particularly associated with heads of household aged 75
and over and with heads of household between the ages of 16 & 24.

4.6 To remedy all the items that make dwellings non decent in Cheltenham would cost an
estimated £62.7 million, an average of £5,734 per non decent dwelling.

4.7 Cheltenham was just short of the overall target for 2006/07 of 65% of vulnerable occupiers
in the private sector living in decent dwellings with a figure of 62.1%, which equated to 290
dwellings. In 2011 only 59.2% of all private sector dwellings occupied by vulnerable
households were decent. It follows that 3032 dwellings in the private sector occupied by
vulnerable households are non-decent. 1795 of these dwellings are in the private rented
sector. The falling percentage levels reflects the deteriorating property conditions in
Cheltenham and a lack of necessary investment.

4.8 There are significant differences between the general rate of non decency in owner-
occupied dwellings (20.7%), which is much lower than in the privately rented sector
(38.3%).

4.9 Where financial resources can be identified Cheltenham will promote and finance works
towards the achievement of the Decent Home Standard in its stock and will use Housing
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Act powers to improve properties towards the Decent Home Standard. Financial resources
are limited due to the recent government cutbacks in Private Sector Renewal funding.

The Housing Health and Safety Rating System (HHSRS)

4.10 Individual unsafe properties as measured by the HHSRS, will continue to be identified
for interventionary action by a variety of means including:

surveys following enquiries to the Private Sector Housing division

complaints about poor housing conditions by tenants

our five yearly sample private sector stock condition survey

inspections pursuant to the council’s vacant property strategy

proactive enforcement activity in the private rented sector (e.g. HMO Licensing scheme)

referrals from other agencies (e.g. social services, Safe at Home, Citizen’s Advice

Bureau)

e assessments of private housing resulting from enquiries to the housing options team of
the Council

e surveys following planning and building control contraventions

411 7.5% of the private sector stock contain a category 1 hazard representing 3352 dwellings.
This percentage rises to 15.7% of the private rented stock containing a category 1 hazard.
This represents 1470 private rented dwellings.

412 The pre-1919 stock, along with privately rented dwellings and converted flats, has the
highest levels of category 1 hazard.

4.13 Periorities for action should logically follow from the dwellings in poorest condition, through to
those with fewest problems.

4.14 The Council has a statutory duty to deal with category 1 hazards.
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Key facts from Private Sector Stock Condition Survey — 2011

Characteristic Owner Privately- Tenure All private RSL
occupied rented unknown sector

Dwellings 32,757 9,368 2,384 44,510 1,800
Per cent of all private
sector 73.6% 21.0% 5.4% 100%
Non decent (HHSRS) 6,785 3,589 568 10,942 514
Per cent of tenure stock 20.7% 38.3% 23.8% 24.6% 28.6%
Category 1 Hazards 1,871 1,468 14 3,352 189
Per cent of tenure stock 5.7% 15.7% 0.6% 7.5% 10.5%
Mean SAP 65 68 61 65 72
Decen.t with vulnerable 2.471 1929 4.400 797
occupier
P f vul I N

er cent of vuinerable 66.6% 51.8% 59.2% 77.0%
households
Non-d ith

on-decent with 1237 1796 3,033 238
vulnerable occupier
P f vul I -

er cent of vulnerable 33.4% 48.2% 40.8% 23.0%
households
C 1h ith

ategory 1 hazard wit 269 1,254 1523 88
vulnerable occupier
P f vul I =

er cent of vulnerable 7.3% 33.7% 20.5% 8.5%
households
In Fuel Poverty 2,714 2,608 5,322 505
Per cent of households 8.3% 21.0% 11.8% 28.1%
Residents over 60 14,072 905 14,977 835
Per cent of households 42 9% 7.3% 33.1% 46.4%
5. Sustainability and energy efficiency Improvement

5.1 The Home Energy Conservation Act 1996 (HECA) required the council to set out measures
which will lead to a significant improvement in the energy efficiency of residential
accommodation in the borough. The council supports the government's view that improving
the energy efficiency of residential accommodation is important for sustainability reasons,
to help combat global warming and to help ensure that every household has access to
affordable warmth.

52 The council is working with a wide range of organisations to promote energy efficiency in
residential property and has signed up to a Gloucestershire-wide affordable warmth
strategy. The council working in partnership have prepared a Climate Change Strategy.
Both of these documents set out targets for improvements to residential property.

5.3 The council identified measures which when compared with the situation on 1st April 1996,
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5.5

would if undertaken result in a 30% improvement in the energy efficiency of the stock. The
Act did not set any deadline for the achievement of the saving, but the government
expects that substantial progress will be made towards this target over a ten to fifteen year
period and the council has signed up to this objective.

The current (2011) SAP rating per private sector housing in Cheltenham measures at 65.1
significantly above the 2011 national average of 51.4 for all private housing in England
(ECS2009). Average CO2 emissions total 4.92 tonnes per annum, significantly better than
the national average of 6.4 tonnes for all housing in England (EHS2009). The investment
Cheltenham has made in energy efficiency measures in the private sector stock over the
past ten years will have contributed in this respect. The Warm and Well Scheme has
delivered 13,235 energy efficiency measures to 6,450 homes since 2001. 1-5% of
Cheltenham's private dwellings however, have SAP ratings of less than 35.

Strategic energy efficiency objectives

e to improve the baseline information on the energy efficiency of the housing stock across
all tenures to help inform and prioritise investment decisions;

e access to affordable warmth for all residents in the borough within ten years,
combating fuel poverty and associated health problems;

e minimisation of the environmental damage associated with the use of fuel in the home,
including the promotion of both energy efficiency and renewable energy technologies;

e to reduce fuel costs by means of an effectively targeted programme of housing

e improvements combined with the provision of advice on how dwellings may be heated
in an energy efficient manner;

e to integrate improvement of the housing stock with other initiatives in order to
maximise opportunities for improving energy efficiency at marginal cost;

e to minimise the environmental damage associated with the use of fuel in dwellings
by improving energy efficiency and the use of renewable energy, thereby reducing
carbon dioxide emissions;

e to facilitate changes in behaviour and investment by householders in terms of the
efficient use of energy, by promoting the financial benefits and pay-back periods for a
range of domestic energy appliances and measures;

e to educate the public in general and schoolchildren in particular, including raising
awareness of global warming and encouraging sustainable energy use in the home.

Promoting domestic energy efficiency

5.6

5.7

A key challenge is to ensure a wide public understanding of environmental issues and an
awareness of the environmental impact of actions and proposals in relation to energy use,
including global warming.

In the absence of regulatory controls, it is recognised that the extent of domestic energy
efficiency improvements required will require significant co-operation from householders.
Where the council and its partners have direct control of the energy efficiency of residential
dwellings, every effort will be made to implement cost effective improvements within
available resources. In the privately owned and residential sectors, we will seek to promote
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5.8

and encourage improvements through a process of awareness raising, education and
incentives. \Where appropriate, we will promote local and national grant schemes and
savings to householders through bulk purchasing schemes.

The council provides financial support to the Gloucestershire Energy Efficiency Advice
Centre (part of the charity known as the Severn Wye Energy Agency) which is part of a
national network supported by the Energy Saving Trust. The advice centre actively
promotes domestic energy efficiency and provides free home energy advice to
householders, referring enquirers to schemes that result in the installation of energy
efficiency measures.

Affordable warmth and the ‘Warm and Well’ scheme

5.9

5.10

5.11

5.12

5.13

Ensuring that all residents have access to affordable warmth is a significant strategic
objective. Whilst the actions necessary to achieve this objective are not always
complementary to combating climate change, ensuring that energy is being used as
efficiently as possible in the residential sector is important.

The six Gloucestershire local authorities and South Gloucestershire unitary authority have
worked together to formulate a strategy to tackle the related issues of affordable warmth
and fuel poverty in a co-ordinated way across the county. Gloucestershire was the first
county in England to produce such a strategy, which was launched in September 2001.

The strategy was developed in consultation with a wide range of relevant organisations
and individuals. The process was guided by a steering group which included the HECA
officers from all seven authorities, Gloucester Health Authority, Gloucester Social Services,
National Energy Action and Severn Wye Energy Agency (SWEA), a local environmental
charity.

To support the Affordable Warmth Strategy the six authorities of Gloucestershire set up the
‘Warm and Well' scheme, led by Cheltenham Borough Council, with support from the
national HECAction fund.

The Private Sector Housing Condition Survey 2011 indicates that 92.4% of dwellings in
Cheltenham have central heating and as the vast majority of council-owned homes now
also have central heating. There has been significant progress in this area since 2006.

The Warm and Well Scheme

5.14

The Gloucestershire Warm and Well Scheme remains part of Cheltenham's Private Sector
Renewal Policy. We will continue to work with Warm and Well to identify fund raising
streams to tackle properties that have not taken advantage of previous energy efficient
grants, particularly properties that are hard to treat. The scheme is governed by a steering
group made up of representatives from each of the local authorities involved and
representatives from the health sector locally. This group meets regularly throughout the
year and help decide on grant eligibility criteria and future focus. The criteria are
deliberately set to fill the eligibility gap by helping people on low incomes who are excluded
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from other schemes because they do not receive income related benefits. The scheme
aims to improve energy efficiency and reduce the levels of associated health risk through:

° Raising awareness of the issues and encouraging appropriate action, both
physical and behavioural;

. Providing specific and appropriate advice to each household that comes into the
scheme;

. Enabling physical measures to be installed through referrals to grants and
discounts

The central issues addressed by the Scheme are the links between energy efficiency and
affordable warmth, cold living conditions and health, for example through:

. Cardiovascular illness;

. Condensation damp;

. Respiratory illness and allergic conditions;
. Ventilation and carbon monoxide risk

The warm and well scheme targets:

° Owner occupiers and tenants of private rented housing in Gloucestershire with
members of the household who are vulnerable to health problems associated
with or exacerbated by low indoor temperatures;

. Owner occupiers and tenants of private rented housing in Gloucestershire likely
to be living in fuel poverty, and unable to afford adequate heating in the home;
o The general public in Gloucestershire, to promote awareness of energy efficiency

and the related issues of adequate ventilation, the avoidance of condensation
damp and the risk of carbon monoxide poisoning.

In previous financial years the local authorities in Gloucestershire, that form part of the
scheme, have contributed money from their central government PSR funding through the
Gloucestershire Energy Efficiency Grant (GEEG). This funding has now ceased but for the
next two financial years (2012/13 and 2013/14) funding for Warm and Well will be paid from
the Performance Reward Grant allocated to the Council. They also make use of funding
from Warm Front and fuel suppliers via their Carbon Emissions Reduction Target
commitment (CERT)

Warm and Well provides energy efficiency measures to those living in privately owned or
privately rented homes. The measures available under GEEG are as follows:

o Loft insulation

. Cavity wall insulation

. Draught proofing

. Hot water tank jackets

. Boiler replacement

. Full central heating systems
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The linked Rent Warm Rent Well programme targets private sector Landlords and offers
them grants in order to encourage installation of energy efficient measures.

Grants are also available for renewable energy installations through the Gloucestershire
Renewable Energy Grant (GREG).

Energy from renewable sources

5.15

5.16

5.17

5.18

6.1

6.2

6.3

Simply improving the energy efficiency of existing and new buildings is unlikely to lead
to a significant reduction in the emission of greenhouse gases which are contributing
to climate change.

The promotion of renewable energy is a key element of the Cheltenham climate strategy.
Whilst seeking to use energy as efficiently as possible, the council and its partners will also
work to encourage and promote the generation of energy from renewable sources both
locally and further afield to help meet Cheltenham’s energy requirements. Where
legislation and technology permits, we will seek to ensure that Cheltenham meets and
where practicable exceeds national targets.

Our initial analysis suggests that the scope for renewable energy generation locally is likely
to be focused on photovoltaics (PV), but opportunities for exploiting renewable energy from
other sources such as bio-mass, heat pumps, wind power and any new technologies will
also be explored.

In the absence of legislative requirements, we will seek to implement showcase projects to
demonstrate what can be achieved in renewable energy terms. These will be used to
encourage private developers to develop the market for renewable energy technologies
and to lobby for appropriate changes to planning and building regulations.

Personal circumstances

The council recognises that the personal circumstances of certain households require
special consideration when exercising its duties in connection with private sector renewal.
Lack of adequate income means that some households cannot afford to maintain or
improve their homes, or to heat them to an adequate, safe and comfortable level. The
same lack of income also prevents these households from undertaking cost-effective
improvements to the energy efficiency of their properties. Low-income households
therefore require support to provide them with the necessary improvements.

Even householders on moderate incomes living in energy inefficient houses will have
difficulty in heating them to an adequate level. We will, therefore, prioritise those
properties with the poorest energy efficiency standards for any improvement work. In
doing so, it is acknowledged that in general such properties will provide the greatest
scope for cost-effective energy efficiency improvements.

It is also recognised that some households have other special needs relevant to the
delivery of services. These needs arise as a result of old age, disability, the presence of
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6.4

7.1

7.2

7.3

7.4

young children, language and cultural differences and hearing and vision impairment.
Elderly people, those with disabilities and families with young children often spend longer
periods at home than the rest of the population. These needs must be taken into account
when delivering, or enabling the delivery of services.

Particular consideration will be given to elderly, ethnic minority and vision and hearing
impaired households when delivering advice, information, promotional material and
education services. We will work to ensure that the most vulnerable households are
targeted for assistance which is appropriate to their needs.

Adaptations to meet the needs of disabled residents

The Council's private sector house condition survey 2011 identified 6576 households with
an iliness/disability of which 2308 of those households were living in un-adapted dwellings
and therefore form the target market for support. At sectoral level these households are
concentrated in the owner occupied sector and at household level, elderly households
exhibit the highest support requirement.

The provision of disabled facilities grants is an important area of partnership working and
impacts on the targets of other agencies, in particular social services and health. The
council recognises these links and seeks to co-operate, for example in fast-tracking clients
awaiting adaptations to facilitate hospital discharge and prevent bed-blocking.

The newly formed countywide home improvement agency, Safe at Home, which is provided
with financial support by the authority, runs a number of services of assistance to the
elderly and disabled. As well as providing a full project management service to assist
clients with major works to their properties, Safe at Home also operate a handyman service
for minor repairs and adaptations.

In the private sector, disabled facilities grants are currently adapting only around 70
properties per year. As more people are expected to be maintained in, or moved back into
the community and the elderly population continues to increase, a growth in demand for
DFG's would appear inevitable and the council recognises that this demand will need to be
taken into account in future planning.

Mandatory disabled facilities grants

7.5

7.6

The existing statutory framework governing the required provision by local authorities of
mandatory DFG's is to continue for the foreseeable future, with continued resources
available from central government. The council receives a cash grant from the government
each year towards the funding of DFG's. It is likely, however, that an increasing elderly
population will result in a higher demand for grants and the Council is required to bridge the
gap between total expenditure on DFG's and the funding from central government.

The Council will actively promote the availability of mandatory DFG's and will seek to work
in partnership with the welfare authority, Safe at Home and other agencies to deliver a
streamlined service where adaptation of a property is reasonable and practicable. As far as
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7.7

7.8

possible, similar services will be made available to residents regardless of their form of
tenure.

As DFG's are mandatory, they will continue to receive some priority in the allocation of
funding and the council will work with the welfare authority to ensure that cases are
effectively prioritised and dealt with according to need. Where resources are insufficient to
meet demand, the council will seek to deal with cases equitably regardless of tenure.

Adaptation of a property may not always be the most appropriate solution to housing need.
The council will seek to advise and assist clients with alternative arrangements to meet
their housing needs where this is considered to be a more practicable or reasonable
solution to the individual circumstances of a client. For example, financial and practical
assistance with moving to a more suitable property.

Discretionary assistance

7.9

7.10

7.11

7.12

8.

8.1

8.2

Appendix 5 sets out details of a new form of discretionary grant assistance, Adaptation
Support Grant (ASG), which will complement mandatory disabled facilities grant.

Discretionary assistance will be considered in exceptional circumstances, to provide
additional assistance or top-up to the maximum available mandatory DFG of £30,000.
Such cases will be determined on a case by case basis and will be subject to ratification by
the relevant Cabinet deputy (under delegated authority) or the Cabinet as appropriate.

Appendix 6 sets out details of a new form of discretionary grant assistance, Relocation
Grant (RG), which will complement mandatory disabled facilities grant.

Discretionary assistance in the form of a loan will also be considered in exceptional
circumstances where additional assistance is required to complement a disabled
facilities grant when works are in excess of £30,000.

This would become a legal charge on the applicant's property and be repayable to the
Council on the sale of the property or death of the applicant or the last of those persons
named in the loan agreement. See appendix 7.

The private sector stock and enforcement

The council recognises the importance of the asset value of Cheltenham’s private sector
housing stock and the contribution which its condition makes to the well-being of the
town and its inhabitants.

In terms of enforcement action, the council intervenes in the private housing sector where
it considers such intervention to be in the public interest. Generally, this will be as the
result of a complaint by a member of the public or because it is evident from inspection
that a property or group of properties are vacant or unsafe in terms of the Housing Health
and Safety Rating System.
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8.3

8.4

9.1

9.2

9.3

10.

10.1

10.2

10.3

10.4

The council will ensure that it meets its statutory obligations in respect of the enforcement
of safety standards in housing and the remedy of statutory nuisances including where
necessary undertaking work in default of owners.

All enforcement action taken by the council will comply with the Council's enforcement
policy which encompasses the principles of openness, proportionality, consistency,
accountability, transparency and helpfulness. The policy reflects the Cabinet Office
enforcement concordat and the dti good practice guide.

The owner-occupied sector

Owner occupation is the preferred form of tenure for the majority of the population.
Investment in a home is the most significant financial investment most people will ever
make and the principal responsibility for repairing and maintaining that asset lies with
the householder.

Owner occupation is the predominant form of private tenure accounting for 32,757
dwellings (73.6%). Dwellings rented from a private landlord account for a further 9,368
dwellings or 21.0%, whilst tenure was unrecorded for 2,384 dwellings, primarily due to
vacancy at the time of survey.

It was reported in the 2011 Private Sector House Condition Survey that the cost to
repair dwellings in this sector to meet the Decent Home Standard amounts to £23
million with a total cost to meet decency standards of £41 million. This averages
£6,050 per dwelling across all non-decent owner occupied dwellings.

The private rented sector

In 2005 13.5% of the private sector stock in Cheltenham was rented. In 2011 this figure
had risen to 22% representing 9368 dwellings.

Housing conditions within the private-rented sector are generally worse than the
Cheltenham average on all main indicators. In particular, rates of non-decency in the
private-rented sector are significantly higher at 38.3%, compared with 24.6% for all private
sector dwellings.

Whilst the rate of non-compliance with the decent homes minimum standard in Cheltenham
is below the national average, rates of non-compliance with respect to disrepair are
significantly higher. Within England, 9.4% of privately-rented dwellings failed the decent
homes repair criteria during 2009, compared with 27.9% in Cheltenham in 2011.

Economically, Cheltenham has a thriving private rented sector but there are still problems
of disrepair, poor amenities and lack of fire safety precautions in many properties. The
council recognises that the condition of the private rented sector is very important to the
success of local educational establishments, in particular the University of Gloucestershire,
in attracting students to the town.
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10.5

10.6

10.7

The council will work with landlords seeking advice from the authority to help them to meet
their obligations and will develop the information available on its web pages
(www.cheltenham.gov.uk/regeneration) in order to facilitate better conditions in the private
rented sector. The Council will continue to encourage landlords to join the countywide 'Fit
to Rent' property accreditation scheme.

The council will continue to respond actively to complaints from tenants about poor
conditions in the private rented sector and will use the full range of its enforcement powers
to provide remedies for their protection. It is viewed that due to the continuing increase in
private renting, combined with a continuing deterioration in property condition, there will be
an increasing need for enforcement action.

Increasing numbers of complaints from private tenants about their housing conditions is
likely to reveal deterioration in property conditions, especially in those HMO's not subject
to mandatory licensing

Houses in multiple occupation

10.8

10.9

10.10

10.11

10.12

11.

11.1

11.2

Cheltenham has a significant privately rented sector, with a large proportion of converted
flats. The authority is obligated to tackle certain problems, once identified, through
encouragement, but ultimately enforcement where this fails.

Cheltenham has in the region of 3,500 HMO's representing 7.8% of all private dwellings
compared with 3% nationally.

Cheltenham have worked together with the other Gloucestershire district councils to
introduce one licensing scheme for the whole of Gloucestershire with one application form,
licence fee and conditions. In addition there is a single website for landlords to access and
this provides consistent advice and downloads for use across the county. A formal
agreement with the Gloucestershire Fire Authority has also been signed with regard to the
national protocol for fire risk in HMO's. There are 250 mandatory licensable HMO's in
Cheltenham.

The council will ensure that it meets its mandatory duties in respect of HMO licensing and
will periodically survey areas to ensure compliance with the scheme.

The council will look to prioritise areas of Cheltenham with high levels of houses in multiple
occupation for targeted action to improve housing conditions.

Vacant private sector property

Given the demand for properties of all types in Cheltenham and the pressure on the
council to make additional housing provision, it is unacceptable for existing properties to
be kept vacant unnecessarily for extended periods.

The council has for many years had a pro-active policy of making contact with the owners
of long term vacant properties to seek their co-operation in bringing them back into housing
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use. There have been many notable successes that have had a positive impact on the
town’s appearance, as well as making better use of these wasted assets. In the past grant
and loan aid has been used as an incentive to encourage owners to bring vacant
properties back into use although government cutbacks means that this will no longer form
part of this policy. In total, the council currently ‘encourages’ around 60 long term vacant
properties back into use per annum.

11.3 Compulsory purchase action has been used in several cases as a last resort to secure
the improvement and re-use of long term vacant properties. The Council has a list of
properties that despite long endeavour to engage with the owners have been empty for
some considerable time or are the subject of ongoing complaints regarding their impact
on the neighbourhood. With reduced financial incentives to encourage re-occupation of
vacant properties, this list will continue to lengthen without increased enforcement action
by the Council.

11.4 The authority will continue to target long term vacant and underused commercial property,
including vacant space above commercial premises (including shops), with a view to
helping enable better use to be made of the existing built environment. Where appropriate,
consideration will be also be given to the use of compulsory purchase powers to
regenerate run-down commercial areas. Partnership arrangements with the private sector
will be considered where the council has insufficient monies to fund the acquisition of such
properties from within its own resources. The use of previously allocated renewal funding
may also be used to facilitate compulsory purchase bridging the gap between expenditure
incurred and receipts from sale of properties.

11.5 Cheltenham's vacant property strategy / framework forms Appendix 8 of this policy.

12.  Arearegeneration

12.1  The council’s established approach to area regeneration has been based on the principle
of co-ordinated public investment boosting the confidence of the private sector to fund
improvements in run down areas on an on-going basis. The council also looks to provide
or enable wider support to the community to help ensure that both regeneration and local
communities are sustainable.

12.2  There are now few, if any areas of Cheltenham where the private housing sector could be
viewed as failing. There are no clearly identifiable low demand areas. Private investment in
property is taking place across the town and isolated areas of vacant or difficult to let
property are more likely to be associated with ineffective management, a surplus of student
accommodation, anti-social behaviour or poor environmental conditions (e.g. proximity to
major roads or junctions) than with poor physical property conditions.

12.3 The council aims for Cheltenham to be the most attractive town in the country and to this
end, there are still areas of the town that would benefit from a co-ordinated approach to
improving the local environment, including rationalising commercial land holdings to attract
inward investment and promote sustainable communities.
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12.4

In addition to the physical environment, there is evidence of continued social exclusion in
communities in various parts of the town. Effective regeneration needs to address physical,
social and economic deprivation.

Cheltenham Borough Homes

12.5

12.6

12.7

12.8

12.9

12.10

Mobile

The council has recently transferred the management of its own housing stock, comprising
approximately 5,100 dwellings, to an Arms Length Management Organisation known as
Cheltenham Borough Homes.

The council recognises the need for substantial investment in order for all dwellings to
meet the government’s decent homes standard by 2010 and is aware that some
redevelopment will be necessary to deliver sustainable investment. Capital investment will
be linked to neighbourhood management and major decisions will be based on the
detailed financial and socio-environmental appraisal of available options.

Whilst the council is mindful of the demand for affordable housing in the town,
redevelopment of blocks of flats at lower density will still be considered where this
contributes to the creation of better balanced and sustainable communities.

In view of the difficult financial climate within which local authorities are now operating,
the council will continue to work with other registered social landlords and private
developers where such partnerships can deliver strategic housing objectives cost
effectively.

The council will also seek to ensure that area regeneration initiatives are as far as
possible ‘tenure blind’ and that support is provided to owner occupiers to assist with
repairs and improvements where such works are being carried out to the council’s own
stock (for example, St Paul's 2011 transformation grants). In meeting this objective, the
council will seek to work closely with Cheltenham Borough Homes and our other
development partners.

Although Cheltenham, as with most District Authority areas in Gloucestershire have
recorded almost total compliance towards the Decent Homes Programme target for
social housing set for 2010, Cheltenham will continue to work with our Arms Length
Management Organisation to make further improvements to existing social housing stock
and maintain the Decent Homes standard.

home sites

12.11

12.12

At 1st April 2012, there were 13 licensed mobile home sites in the borough comprising
369 units. Considerable progress continues to be made in improving standards on
Cheltenham’s mobile home sites and the council will continue to seek improvements,
particularly on the change of ownership of individual units to ensure that all existing
contraventions are eventually eliminated.

The establishment of new mobile home sites is currently constrained by local planning
policies and it is not proposed that this will change in the foreseeable future.
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13. Financial Assistance

13.1  Discretionary financial assistance is made available by the Council, subject to resources, in
the form of grants and loans to:

. Assist vulnerable householders to live in safe and decent homes
o To encourage energy efficiency of the Private Sector housing stock
. Support disabled persons living in their homes

The eligibility criteria for the different types of financial assistance are contained in
appendices 1 to 8.

In addition Mandatory DFG grants continue to be made available to eligible applicants.
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Health and Safety Loan Appendix 1

Purpose

Where funding remains available to facilitate the improvement of houses for those most in need in
the Borough, where repairs are essential to protect the health and safety of the occupant(s).

Health and Safety loan

The Health and Safety loan is available to cover the cost of eligible works up to £20,000. Eligible
works will include those works necessary to rectify category 1 hazards, as assessed under the
Health and Safety Rating System (HHSRS), provided that the carrying out of works is the most
appropriate course of action when following such assessment.

The Health and Safety loan will cover the cost of eligible works, administration costs and related
professional fees. The loan is subject to a maximum of £20,000 in any 7 year period, at the
discretion of the Council. The loan is interest free.

The loan will become a legal charge on the property repayable to the Council on the sale of the
property or vacation of the property for a period of 6 months in any 12 month period or on death of
the applicant or the last of those persons named in the loan agreement provided that immediately
prior to death they were occupying the property as their main or principal dwelling.

Eligibility

Eligible applicants include those persons who have been owner occupiers of the house subject of
the applications for a period of more than one year and who are classified as ‘financially’
vulnerable as defined by Department for Communities and Local Government “A Decent Home:
Definition and guidance for implementation June 2006 - Update”. Applicants have to be in receipt
of a relevant means tested benefit set out in the definition. As stated in the guidance, this definition
may be subject to change and the Council’s policy will be amended accordingly.

Other relevant factors

In determining whether the giving of a Decent Home loan is appropriate to the case in question
regard will be had to the following factors:

° The property must be within Council tax bands A to D (inclusive);

. whether any category 1 health and safety risks (assessed under HHSRS) will remain
on completion of the proposed works subject of the loan. Loans will not normally be
given in cases where such risks will remain on completion of proposed works. There is
a statutory duty for the Council to take action in respect of such health risks;

. the outcome of any neighbourhood renewal assessment;

. whether Housing Act or other enforcement action has been instigated or is being
considered in respect of the property;

. whether the applicant is considered able to remain living in the property without
additional support from the statutory agencies and, if additional support is needed,
whether that can be provided or facilitated at an acceptable cost;

. the wishes of the occupier;

. the equity the applicant has in the property. A Health and Safety loan will only be
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given, subject to Council’s discretion, if there is sufficient equity to secure the loan;

° whether the applicant or any occupier wishes to be re-housed and whether re-housing
of the applicant in supported or other suitable accommodation is likely or desirable;

. how fully the property is occupied; and

. where the value of applications for loan assistance exceeds the available discretionary
budget, the assessed priority of the application when compared to other applications
received.

Where a loan is refused on the basis of eligibility of the applicant or of the proposed works, then
the applicant may appeal to the Private Sector Housing Manager. The Private Sector Housing
Manager will take account of exceptional circumstances, and may refer the case to the relevant
cabinet member for a final decision where this is deemed appropriate or necessary.
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Emergency Health and Safety Grant Appendix 2

Purpose

Where funding remains available to facilitate the improvement of houses (or mobile homes) for
those in most need in the Borough, where repairs are essential and pose an imminent risk to the
health and safety of the occupant(s).

. This emergency health and safety grant will cover the cost of eligible works and
related professional fees up to, but not exceeding £5000.

J An emergency health and safety grant cannot be given more than once to an
applicant (including the applicants' family) in any 2 year period or exceed £5000 in
any 5 year period with respect to an individual property. For this purpose 'families’
has the same definition as that contained in section 113 Housing Act 1985.

J The grant is only given to rectify those hazards which pose an imminent risk of serious
harm to the occupants.

Eligibility

Eligible applicants include those persons who have been owner occupiers of the house or owns
and occupies a mobile home on a registered site subject of the applications for a period of more
than one year and who are classified as ‘financially’ vulnerable as defined by Department for
Communities and Local Government “A Decent Home: Definition and guidance for implementation
June 2006 - Update”. Applicants have to be in receipt of a relevant means tested benefit set out in
the definition which, as stated in the guidance, may be subject to change and the Council’s policy
will be amended accordingly. In addition, the applicant must be ineligible to apply for a Health
and Safety loan to qualify for the grant.

Only works to properties falling within Category 1 under the government's housing health and
safety rating system and which pose an imminent risk of serious harm to the occupant will qualify
for an emergency health and safety grant.

Other relevant factors

In determining whether the giving of an Emergency Health & Safety grant is appropriate to the
case in question, regard will be had to the following factors:

. the wishes of the occupier;

. whether the applicant is considered able to remain in the property without additional
support from statutory agencies and, if additional support is needed, whether that can
be provided or facilitated at an acceptable cost;

. in the case of mobile homes, the consent of the site licence holder is required;

. whether Housing Act or other enforcement action has been instigated or is being
considered in respect of the property;

. whether the applicant wishes to be re-housed and whether re-housing of the applicant
in supported or other suitable accommodation is likely or desirable;

. the circumstances of any other joint owners of the property;
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where the value of applications for grant assistance exceeds the available

discretionary budget, the assessed priority of the application when compared to other
applications received;

how fully the property is occupied; and

the property must be within Council tax bands A to D (inclusive).
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Government definition of vulnerable Appendix 3

(Extract from the Department for Communities and Local Government “A Decent Home: Definition
and guidance for implementation June 2006 - Update”)

Vulnerable households have been defined for the purposes of the Decent Homes standard as a
whole as those in receipt of at least one of the principal means tested or disability related benefits.
For the purpose of establishing the national 2001 baseline from the English House Condition
Survey the benefits taken into account were:

income support;

e housing benefit;

e council tax benefit;

e disabled persons tax credit;

e income based job seekers allowance;
e _working families tax credit;

e attendance allowance;

o disability living allowance;

e industrial injuries disablement benefit;
¢ _war disablement pension;

e child tax credit;

e working tax credit;

e _pension credit.

The detailed definition of qualifying benefits used to define vulnerable will be subject to change.
The last three qualifying benefits have been introduced since 2001 and they have different
qualifying thresholds.

This is the definition of vulnerable which all local authorities should use to establish a baseline and
monitor progress towards the Decent Homes standard. It should be noted that this definition is
used for national monitoring purposes. Local authorities have flexibility in providing discretionary
assistance for repairs under the Regulatory Reform Order (RRO) (Housing Assistance) Order
2002. It is for the local authority to decide the circumstances in which to give assistance and the
form that assistance may take.
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Appendix 4

The Warm and Well Scheme

The scheme is governed by a steering group made up of representatives from each of the local
authorities involved and representatives from the health sector locally. This group meets regularly
throughout the year and help decide on grant eligibility criteria and future focus. The criteria are
deliberately set to fill the eligibility gap by helping people on low incomes who are excluded from
other schemes because they do not receive income related benefits. The scheme aims to improve
energy efficiency and reduce the levels of associated health risk through:

. Raising awareness of the issues and encouraging appropriate action, both physical
and behavioural;

. Providing specific and appropriate advice to each household that comes into the
scheme;

. Enabling physical measures to be installed through referrals to grants and discounts

The central issues addressed by the Scheme are the links between energy efficiency and
affordable warmth, cold living conditions and health, for example through:

. Cardiovascular illness;
. Condensation damp;
. Respiratory illness and allergic conditions;

Ventilation and carbon monoxide risk

The warm and well scheme targets:
. Owner occupiers and tenants of private rented housing in Gloucestershire with
members of the household who are vulnerable to health problems associated with or
exacerbated by low indoor temperatures;

. Owner occupiers and tenants of private rented housing in Gloucestershire likely to be
living in fuel poverty, and unable to afford adequate heating in the home;
o The general public in Gloucestershire, to promote awareness of energy efficiency and

the related issues of adequate ventilation, the avoidance of condensation damp and
the risk of carbon monoxide poisoning.

The local authorities in Gloucestershire that form part of the scheme contribute money from their
central government PSR funding through the Gloucestershire Energy Efficiency Grant (GEEG).
They also make use of funding from Warm Front and fuel suppliers via their Carbon Emissions
Reduction Target commitment (CERT)

Warm and Well provides energy efficiency measures to those living in privately owned or privately
rented homes. The measures available under GEEG are as follows:

Loft insulation

Cavity wall insulation
Draught proofing

Hot water tank jackets
Boiler replacement

Full central heating systems

The linked Rent Warm Rent Well programme targets private sector Landlords and offers them
grants in order to encourage installation of energy efficient measures.

Grants are also available for renewable energy installations through the Gloucestershire
Renewable Energy Grant (GREG).
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Appendix 5

Adaptations Support Grant (ASG)

This discretionary grant is available where works are identified by an Occupational Therapist as
“necessary and appropriate”, or are required in association with such works to meet the needs of a
disabled person.

Eligible applicants

Owner occupiers or private tenants who are disabled and referred for assistance by an
Occupational Therapist of the County Social Services department.

Are in receipt of a means-tested benefit, and or

Are 60 or more years of age and having completed a Test of Resources form for a
mandatory Disabled Facilities Grant are assessed to be a “nil contributor”.

Note: Where an applicant has a calculated contribution but has made a financial contribution
towards the DFG, they would be considered a “nil contributor” for the Adaptation Support Grant,
unless they have savings in excess of £16,000.

Eligible works

1.

Essential repairs related to the health and safety of the occupants necessary for the
adaptation work (whether via DFG or ASG) to proceed. (The most common example of
this would be rewiring of a dangerous electrical installation)

Minor adaptations (for example the provision of a handrail costing £500.00). In these
cases it would be more cost effective to provide an ASG than a more administratively
complex DFG.

Where a speedy response is required, for example repairs to an existing stairlift and
again, it is quicker to process an ASG than a DFG.

Where an applicant has a life interest rather than a full owners interest in a property and is
therefore not eligible to for a DFG.

Maximum grant

The maximum grant payable in any one year is £5,000.
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Appendix 6
Relocation Grant (RG)

This discretionary grant is designed to assist with relocation costs and/or purchasing costs of a
new property where adaptations to existing accommodation are considered less appropriate or too
costly and a cheaper option is to assist with re-housing and if necessary, to assist with carrying out
adaptations to an alternative property.

Eligible applicants

e Applicants who are disabled or a member of their family living with them is disabled and
has had an assessment of their needs carried out by an Occupational Therapist of the
County Social Services department and adaptations to their current home identified

e Applicants can be owner occupiers, private tenants, or council tenants.

e Applicants will have to complete a Test of Resources form for a mandatory Disabled
Facilities Grant and will qualify for assistance if they have a calculated contribution between
£0-£15,000.

NOTE: Families with a disabled child are not subjected to a means test.

e Applicants must currently live within Cheltenham Borough Council boundaries and be
looking to relocate also in Cheltenham.

Eligible Work

1. Removal costs. An applicant will be required to provide two estimates for removal costs, the
amount of grant approved will be based on the lowest estimate provided. A list of approved
removal firms will be provided to each applicant.

2. Legal and other fees, including legal and survey fees, housing agents’ fees and mortgage
redemption fees.

3. Resettlement costs. This will include works such as fitting curtain rails or shelves and any
other items covered by Safe at Home handyman service. Only work carried out by Safe at
Home handyman service will be considered for grant assistance.

4. Fees charged by Safe at Home associated with facilitating this work.

Note: Applicants moving into council accommodation will only qualify for assistance towards items
1, 3 and 4.

Eligible amount

There is no upper limit to the Relocation Grant but what will need to be considered is the cost to
adapt an applicant’s existing home set against the cost to re-house and if necessary, carry out
adaptations to their new home. As long as this remains a more affordable option and represents
value for money for the council the Relocation Grant will be considered. Please note that since the
maximum grant limit for a Disabled Facilities Grant is £30,000, the grant assistance given for the
Relocation Grant plus any adaptations at the new property will be less than this amount.
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Appendix 7
Discretionary assistance in the form of a loan

This discretionary loan assistance will be considered in exceptional circumstances where works
are identified by an Occupational Therapist as being necessary and appropriate, or are being
required in association with such works to meet the needs of a disabled person and to allow them
to stay in there own home.

Eligible applicants

e Applicants who are disabled or a member of their family living with them is disabled and
referred for assistance by an Occupational Therapist of the County Social Services
department and adaptations to their current home identified.

e Applicants will have completed a Test of Resources form for a mandatory Disabled
Facilities Grant and will qualify for assistance.

NOTE: Families with a disabled child are not subjected to a means test.

e Applicants must live within the Cheltenham Borough Council boundaries.

e The equity the applicant has in the property must give sufficient security for a loan to be
given, subject to the Councils discretion.

Eligible Work

Only mandatory and other works deemed necessary by an Occupational Therapist from the
County Council Social Services Department will be considered. The works must be both
necessary and appropriate.

Eligible amount

There is no upper limit to the Discretionary loan, but consideration must be given to whether the
adaptations are deemed practicable and appropriate and where more cost effective alternatives
can be identified.

Where a loan is refused then the applicant may appeal to the Private Sector Housing Manager.
The Private Sector Housing Manager will take account of the circumstances of the case and may
refer to the relevant cabinet member for a final decision where this is deemed appropriate or
necessary.
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Appendix 8

Cheltenham Borough Council
Vacant Property Strategy / Framework

1. Introduction

Empty properties are a wasted asset not only for the owner but also the surrounding community,
especially in a time of housing need. Often unsightly in appearance, properties left unoccupied can
cause blight to an area and distress to neighbours, attracting crime and anti social behaviour.

The key aim of this strategy is to encourage owners to bring their properties back into use and
ultimately to deter them from leaving their homes empty.

2. Strategy Aims and Objectives

¢ To maximise the re-use of empty homes and other buildings

¢ To minimise the need for the future development of greenfield sites and protect the
environment

e To improve and conserve the existing built environment

e To help provide good quality affordable housing

e To ensure programmes meet a range of housing needs, whilst providing a choice of
accommodation and neighbourhood

e To raise public awareness of the issue of empty homes

e To maintain robust records on empty properties and to monitor trends.

3. Problems associated with empty homes

It is important to consider the community damage that empty properties do to local areas. The
Association of Chief Police Officers has referred to empty properties as “honey pots for crime”. The
longer a property is left unoccupied the greater the risk of vandalism and anti social behaviour
which could reduce the property to a dilapidated eyesore. Dealing with the associated problems of
an empty property can result in an avoidable burden on the resources of the Police and Fire
Services as well as local authorities.

Empty homes cost their owners money in council tax, insurance, repairs and security and yet
produce no income. It has been estimated that keeping a family-sized home empty costs an
average of £10,000 a year (including lost rental income).

Empty properties are also subject to other problems:

e The fabric of an empty home deteriorates faster than an occupied house

e They become targets for vandals, arsonists, squatters and fly-tippers

e They attract vermin

¢ In June 2003 'Home Track' produced a survey, which showed that empty properties devalue
the neighbouring properties by as much as 18%
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Bringing an empty property back into use may assist in improving the general streetscape of an
area and reduce anti-social behaviour as well as providing a valuable source of urgently needed
accommodation.

In 2009 the Empty Homes Agency reported that 651,993 homes stood empty in England. In 2010
Shelter advised that there were 80,000 registered homeless households awaiting decent housing
with a further half a million households living in overcrowded conditions, highlighting the
importance of the empty homes statistics.

Finally, by re using empty properties councils are promoting sustainable development and helping
to protect the environment. In the March 2008 report ‘New Tricks with Old Bricks’ research carried
out by the Empty Homes Agency and The Building and Social Housing Foundation (BSHF) found
that ‘reusing empty homes could make an initial saving of 35 tonnes of carbon dioxide per property
by removing the need for the energy locked into new build materials and construction.” By recycling
empty properties councils can assist in reducing the need for building new homes on Greenfield
sites and make a contribution to reducing CO2 emissions.

Any market will always have some degree of empty homes such is the nature of market
transactions. It is normally accepted that between 1% and 2% of the housing stock are empty at
any time for refurbishment and between occupiers (transactional voids). However, when homes
are left empty for years, they can undermine communities, be a magnet for crime and a waste of a
valuable housing resource.

In the Government’s response to the Transport, Local Government and the Regions Committee’s
report on Empty Homes March 2002 it stated that :

‘Empty homes are at best a waste of resources, and at worst a blight on the lives of individuals and
whole communities. The Government is determined to grapple with the various causes of empty
homes.’

4. Benefits to having a Empty Homes Strategy

e Helps meet the needs of local people

o Helps reduce the need to build new dwellings on greenfield sites

e Prevents empty properties becoming the focus of anti-social behaviour and attracting
adverse comment from the wider community

e Good for public relations as it gives greater visible evidence of a local authority’s strategic
policy in areas of decline

e Promotes the enabling role of the local authority

e May contribute to affordable housing provision

o Removes empty property making the locality a more attractive place to live

e Helps improve the local environment by attracting investment into the area

e Can help revitalise the local economy and employment opportunities

5. Why do properties become empty?
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There are a number of reasons why properties become empty:

¢ Inability to afford the work necessary to make the property habitable.

e Repossession — properties that have been repossessed can often remain empty for long
periods of time due to complex legal issues,

e Property is being kept empty for use of owner or a member of his or her family at some
unknown time in the future,

e Owner moved to be cared for,

¢ Potential planning problems/ redevelopment — planning permission for large sites
earmarked for redevelopment can often take a considerable length of time to gain planning
consent,

¢ Inheritance — Properties that are inherited are often left empty for a considerable amount of
time whilst awaiting the outcome of probate or legal issues,

e Tied properties — certain properties most commonly tied to agriculture or the armed
services become empty as the number of workers reduce or bases close,

e Buy to Leave- properties are bought for capital appreciation and left for a sustained period
of time.

e Space above shops — due to properties having no or shared access to flats above shops
properties are sometimes left vacant

e Family break ups

6. Tackling Empty Homes

6.1 Identifying Empty Homes

There are two main ways of identifying empty properties. Complaints can be received relating to
properties (rubbish, nuisance, vermin etc) from a variety of different sources (members of the
public, councillors, council officers, police and fire services). When investigated it will become
apparent whether the property is unoccupied or not. Complaints may also be received about
properties being left empty especially from neighbours or a member of the community.

The Council will encourage members of the public to report any properties that they think are
unoccupied. Details that are given to the Vacant Property Officer will be followed up and the officer
will attempt to contact the owner to confirm the property is empty and give advice on what options
are available to re occupy the property.

The council tax database can also be used to identify those properties receiving a void property
discount.

The Council will determine which properties are causing problems and need targeting. Properties
that have become long term empty (over 6 months), are detrimental to the neighbourhood and
have little prospect of become occupied are made a priority.

6.2 Corporate Approach

The issue of empty homes impact on almost all departments within the Council. In particular
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¢ Planning and Conservation
e Environmental Health

e Housing

e Local Taxation

¢ Building Control

e Forward planning

The Council will ensure that departments work together effectively to reduce the number of empty
homes in the Borough.

6.3 Working in Partnership

It is necessary to build links and develop relationships with external agencies that can assist in
delivering the strategy including the following

e Private landlords via expo, forums, newsletters

o Estate agents, letting agents and developers

e Local businesses

e Community organisations

e The Empty Homes Steering Group, which is made up of vacant property officers
from the Gloucestershire district councils, meet biannually to share information
and expertise.

The Council will work with partners to help achieve the strategic aims of the policy.
6.4 Raising Awareness

The Council aims to raise the profile of empty homes both internally within the council and
externally. A number of measures can be employed to ensure this

e Use of local media

e Use of Council publications

e Production of publicity materials

e Attendance at private landlord forums

¢ Information on council and Housing Association websites
e National Empty Homes Week

7. Incentives and Powers for Local Authorities

7.1 Advice

Where possible Cheltenham Borough Council aim to work with owners in a voluntary way by
providing free advice and information to owners to assist them in bringing an empty property back

into use. The Council will outline what options are available to owners when considering what to do
with their empty property.
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7.2 Deposit Loan/Bond Schemes

The Council works with private landlords and letting agencies to help fill vacant properties as
quickly as possible by providing deposit loans/bonds. The main focus of the schemes is to find
suitable accommodation for households looking for long-term lets at or near local housing
allowance rates.

7.3 Enforcement
If it is not possible through negotiation to persuade an owner to deal with a feral property the
council has the option of implementing a number of statutory powers at its disposal. All options will

be considered by the Council subject to the individual circumstances of each case.

7.3.1  Housing Act 2004 — Empty Dwelling Management Orders

The most recent measure introduced to help combat empty properties is the Empty Dwelling
Management Orders (EDMOs). Since 2006, councils have been able to issue Empty Dwelling
Management Orders (EDMOs) as part of their approach to bring homes into use. A council with
housing responsibilities can use an EDMO to take over the management of a residential property
that has been empty for more than six months. They can only be used after other voluntary options
have been offered to the owner and refused. Any renovation costs, management costs, insurance
costs etc must be recoverable from the rent over a period of 7 years unless the local authority are
prepared to proceed without being able to recover all of its expenses.

7.3.2 Law of Property Act 1925 — Enforced Sale

Allows the Council to force the sale of a property where there is a Local Land Charge outstanding
on it. It can be used for debts that are up to 12 years old. However, if known, the owner has to be
given the opportunity to repay the debt rather than selling the property. The Council does not
acquire the property; it is sold to a third party. Any outstanding charges against the property,
including any mortgage, are paid following the sale and the money remaining (if any) is put into an
account for the owner to claim. Cheltenham Borough Council will consider enforced sale where
there is a local land charge outstanding on a property, for example where the property has been
secured against unauthorised access in default.

7.3.3 Compulsory Purchase Orders

Compulsory Purchase Orders are a last resort after attempts have been made to encourage the
owner to take responsibility for maintaining the property and bringing it back into use. They can be
pursued under various powers including Housing and Planning Act legislation. Once this course of
action has been commenced, many owners will bring the properties back into use voluntarily or will
negotiate sale to the Council. Cheltenham Borough Council will consider Compulsory Purchase as
a last resort.

7.3.4 Other legislation

There is a variety of legislation which can be used to address particular problems which are being
caused by an empty property including:
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. Town and Country Planning Act 1990 — Provisions in this legislation deal with
premises that are having a detrimental impact on the amenity of the area

. Prevention of Damage by Pest Act to deal with rodent infestation with an empty
property

. Building Act 1984 — provisions in this legislation can be used to deal with dangerous
and derelict property

. Local Government (miscellaneous Provisions) Act 1982 — provisions in this act can be
used to board up properties to prevent unauthorised access

. Clean Neighbourhoods and Environment Act 2005 — provisions in this legislation can

be used to deal with fly tipped rubbish and other accumulations within the curtilage of
empty property

Enforcement Action

In the case of empty residential property the Council's priority for intervention is based on the
balance of three factors:

. The impact the empty property has on the neighbourhood in which it is situated

. The length of time the property has been vacant

. The owners reluctance to co-operate with the Council's objectives, taking into account
the circumstances of the individual case

Any action will be taken in full consideration of the Council's enforcement policy.
8. Performance Management

The Best Value Performance Indicator (BVPI) 64 has been previously used to measure
performance on empty homes work. It ‘measures the number of non local authority owned
dwellings returned to occupation or demolished during the year as a result of action by the local
authority.” This performance indicator has now been removed under the Government’s review of
national performance indicators. However, it will be important to establish a measure that can be
used across the county to monitor future performance. The Council continues to use the criteria of
the BVPI 64 to monitor performance.
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