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Foreword 

Welcome to the Council’s Private Sector Housing Renewal Strategy, which sets out the range of initiatives that the Council plans to implement over the next three years not only to improve conditions in the private housing stock, but also to maximise the return to use of empty properties across Mid Suffolk.

The shortage of housing in many parts of the country means many ordinary people are unable to afford a decent home. The Government is committed to increasing the supply of housing and recognises that at the same time we must ensure that we make the best possible use of existing homes. This implies action on two fronts: firstly making sure that homes do not remain vacant but are brought back to use; and secondly that they and the remainder of the private housing stock provide accommodation that is both Decent and affordable. The issue is one of great importance in Mid Suffolk, where the supply of affordable housing is a key priority for the Council.

There are approaching three quarters of a million empty homes across England at a time when there is great housing need, in particular for affordable homes in the south and east of the country. That need may be set to become more acute in the immediate future as the impact of the global economic recession is felt: increasing numbers of workers laid off may be unable to maintain mortgage payments and fall victim to repossession of their homes, adding not only to housing need, but also to the numbers of homes lying vacant. The economic difficulties are also highly likely to affect the ability of many homeowners to invest in the maintenance, improvement, energy efficiency and heating of their homes.

The Council’s most recent private sector housing stock condition survey in 2007 predicted that there are over 5000 non decent private homes districtwide, and although the proportion of vulnerable households occupying decent homes is better than the government national target, clearly there is still much to be achieved at a local level in terms of improving housing standards.

The Council has recently implemented specific strategies to address the issues of empty homes and fuel poverty across the district. This Strategy is intended to link closely with and complement those strategies, at the same time providing not only a basis for the Council’s Private Sector Renewal Policy, but also a vehicle to set out the Council’s actions in the context of national, sub-regional and local priorities.

Part 1: Introduction

The Council recognises the vital part that private sector housing plays in meeting housing need. Some nine out of ten households across the district occupy private sector homes, and whilst the majority are owner-occupied, private renting also provides a valuable alternative choice to social rented and other forms of housing.

Through this Private Sector Housing Renewal Strategy, the Council can demonstrate that it is serious about the maintenance and improvement of private sector housing standards and that it has produced a programme of actions designed to deliver realistic but effective solutions that will not only help improve existing homes but also contribute to the supply of decent, affordable housing.

It will lead to some tangible benefits for the Council, homeowners, and the community:

· The Council will benefit from meeting the housing need of local people through making the best use of existing homes, reducing the need to build on green field sites, generating additional Council Tax and preventing empty properties from becoming the focus of anti-social behaviour;

· Homeowners will benefit from the provision of support and advice on options for the maintenance, improvement or adaptation of their homes,  the return to use of empty properties, and possible financial assistance and support;

· The people living in Mid Suffolk will benefit through improvement and maintenance of their existing built environment and street scene, helping to maintain safe and attractive neighbourhoods and prevent the depreciation of local property values;

· Regeneration of and increased investment in private homes may help reduce the neighbourhood blight that dilapidated or empty properties can cause, and provide a boost to the morale of local communities; 

· A successful Private Sector Renewal Strategy will also help provide more affordable housing, reducing some of the pressure on the existing housing stock and the housing register;

· The actions set out in this Strategy will promote and contribute to the raising of housing standards;

· The Strategy contains actions that are specifically targeted at assisting older and more vulnerable homeowners and private tenants; and

· Improvement in housing standards achieved through this Strategy will lead to improved health outcomes for individual homeowners and tenants.

The Council is committed to improving the health and well being of its communities, and recognises the need to tackle the worst housing conditions and to find ways to meet the demand for more - good standard - affordable homes.

For many years, the Council has assisted homeowners and landlords to bring unfit and substandard homes up to the required standard by providing grants to offset the cost of works, and thousands have benefited in this way. Increasing competition for what are already limited capital resources to fund other corporate priorities will make it impossible, however, for the Council to sustain an extensive grants programme. 

Despite the scale of the investment to date, the task of tackling all the remaining unfit, unsafe, and non-decent private sector housing stock is beyond the Council’s capacity to meet by providing grants and other forms of intervention alone. The Council must therefore decide on the immediate and short-term priorities when setting policy for its private sector housing funding and services, while also considering how it can in the longer term help and encourage homeowners to improve their housing conditions by effective use of their own assets and resources.

The Council’s Private Sector Housing Renewal Policy is closely linked to this Strategy and provides details of who can apply for financial assistance, how applications will be assessed, and the conditions that will attach to any assistance given. It also sets out a brief summary of the application process and procedures (see also p19). 

Part 2: Objectives

This Private Sector Housing Renewal Strategy provides the framework within which the Council can work with other organisations and private individuals to improve private sector housing standards, return empty properties to use and encourage the development of vacant and wasted space in commercial premises. The principal objectives are:

· To reduce the number of non-decent homes across the district;

· To reduce the proportion of vulnerable households occupying non-decent homes through specifically targeted actions;

· To reduce the number of long-term empty homes across all tenures in Mid Suffolk in accordance with the Council’s Empty Homes Strategy;

· To adopt and maintain a proactive approach to the identification and improvement of houses in multiple occupation in accordance with agreed policy;

· To support the Council’s Strategic Plan – Priority 1: Affordable and Decent Housing by contributing to the supply of affordable homes, by making homes decent, by targeting empty properties that can help contribute to meeting housing need, and by helping people remain independent in their homes;

· To give prospective tenants the opportunity to gain access to suitable accommodation in the private rented sector by increasing the provision and availability of affordable housing;

· To make best use of the existing housing stock, reducing the need for development on greenfield sites; 

· To involve a range of key partners and individuals to encourage action and make the best use of limited resources;

· To raise awareness of private sector housing standards and ensure that homeowners, private tenants and landlords have access to information and schemes that may assist them in ensuring that their properties meet those standards;

· Where necessary, to use appropriate enforcement action to improve housing standards;

· To enhance the local environment by working towards the eradication of empty and derelict properties.

Part 3: The National Perspective

Legislation and Government Policy

The Government’s Housing Policy Statement “The Way Forward for Housing” contained a series of key objectives aimed at offering everyone “the opportunity of a decent home”. These included:
 Raising the quality of social housing and achieving the Government’s targets for making all council homes decent;
 Providing opportunities for new affordable housing;

 Improving private sector housing standards, including reducing the number of non-decent private sector homes occupied by vulnerable people;

 Encouraging sustainable home ownership;

 Reducing social exclusion through tackling fuel poverty, crime, and anti-social behaviour, and through the Supporting People programme;

 Collaborating and building partnerships to provide housing solutions.

Published in July 2007, the housing Green Paper Homes for the Future: More Affordable, More Sustainable set out the Government’s strategy for meeting a new target of over 240,000 net additional homes a year across the country by 2016 (some 2 million new homes overall by 2016), and it makes specific reference to the need to tackle long term empty properties to support these objectives. The Communities and Local Government consultation on the new Housing and Planning Delivery Grant also suggests that councils will require to have in place an effective empty homes strategy to be eligible for grant: the Council recently reviewed and updated its Empty Homes Strategy and following approval by Members in December 2008 the actions are being implemented. The Empty Homes Strategy may be found by visiting the Council’s web site www.midsuffolk.gov.uk.

Housing Health and Safety Rating System (HHSRS)

Introduced under the Housing Act 2004 and taking effect from 2006, the HHSRS replaced the previous Housing Fitness Standard and uses risk assessment to assess the condition of housing and provide the Council with a basis for taking action to improve standards. Enforceable through the Housing Act 2004 (see below), the standards required to ensure that housing is safe and free from risk will be the minimum standard sought in improving private sector homes and returning those that are empty to use. The HHSRS rating forms part of the Decent Homes standard (see below).

The HHSRS rating system is based around 29 defined specific hazards, all of which have to be assessed in accordance with guidance contained within an application manual. Examples of hazards that require to be assessed include Excess Cold, Damp and Mould, Falls on Stairs, Falls on the Level, Falls between levels, Overcrowding, Entry by Intruders, Electrical, and Fire.

Decent Homes Standard

The Government’s 2002 Spending Review renewed the commitment to making all social housing decent by 2010. The target was also extended to cover vulnerable households in the private sector as follows:

‘By 2010 to bring all social housing into decent condition, with most of the improvements taking place in deprived areas, and increase the proportion of private sector housing in decent condition occupied by vulnerable groups.’

The Decent Homes Target Implementation Plan sets out delivery targets for specific years up to 2020 expressed as a proportion of vulnerable households in the private sector living in decent homes. The relevant target percentages are 65% by 2006, 70% by 2010, and 75% by 2020. There is also a target that this proportion will increase year by year. A decent home is one that meets the following criteria:

· ‘It meets the current minimum statutory standard for housing: i.e. it is free of significant health and safety hazards under the HHSRS’;

· ‘It is in a reasonable state of repair’;

· ‘It has reasonably modern facilities and services’; and

· ‘It provides a reasonable degree of thermal comfort, with effective insulation and efficient heating’.

The aim of this strategy is that those homes improved, repaired, adapted or restored to use by the Council’s actions will meet the Decent Homes standard as a minimum requirement.

It is estimated that, nationally, nearly 1.2 million vulnerable households in the private sector occupy non-decent homes (source: 2001 English House Condition Survey). The Council’s districtwide private sector housing stock condition survey completed in 2007 estimated there to be some 4,150 vulnerable households, of which some 580 or 14% occupy non-decent homes. The number of non-decent homes overall was estimated to be in excess of 5000, with a majority of the failures being due to poor thermal efficiency (see Local Context). Whilst these local statistics demonstrate that the government targets have been achieved in terms of the proportion of vulnerable households occupying decent homes, there remains a requirement to achieve year-on-year improvement, and to improve the 5000 or so remaining non-decent homes 

Through this Strategy, the Council will address these targets within the resources available primarily by:

· Directing assistance and regulation activities towards properties that fall significantly short of standards;

· Supporting the provision of Home Improvement Agency services to assist elderly and more vulnerable homeowners and private tenants remain independent in homes that are decent and suitable to meet their needs; and

· Directly targeting assistance on vulnerable homeowners and tenants, including help with the cost of insulation and energy efficiency improvements, handyperson services, and assistance with home security measures.

Financial Assistance – The Regulatory Reform Order 2002

The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 provides local councils with a general power to offer grants, loans, and other forms of assistance to support private sector housing renewal, and meet the needs of people with disabilities. It came into force on 18 July 2002.

Under this Order, all housing grants (with the exception of mandatory Disabled Facilities Grants) offered under the Housing Grants, Construction and Regeneration Act 1996 ceased to be available from 18 July 2003.

All councils must have in place a private sector housing renewal strategy and policy for their area if they are to provide assistance. The policy must set out the local priorities, the nature of the assistance that is to be provided, and who is eligible to receive it. The Council introduced its first Private Sector Housing Renewal Policy in 2003, and has updated its Policy annually since then.

Planning Policy Statement 3: Housing (PPS3)

Published in November 2006, PPS3 underpins the delivery of the Government’s strategic housing policy objectives and goal ‘to ensure that everyone has the opportunity to live in a decent home, which they can afford in a community where they want to live.’ A key objective is that local planning authorities continue to make effective use of land by re-using land that has been previously developed: the national annual target is that at least 60% of new housing be provided on previously developed land, including land and buildings that are vacant or derelict. Clearly the return to use of empty homes will contribute to meeting this target.

Housing Act 2004

The Housing Act 2004 contains provisions that came into force on April 6 2006, the most significant of which are:

Part 1 – Housing Conditions

Using the Housing Health and Safety Rating System (HHSRS) as the primary assessment tool this part of the act contains provisions that consist of a range of options for enforcement action where properties exhibit hazards that either must or may be addressed. Councils are under a duty to take action to address severe (so called category 1) hazards, but have a discretionary power to take action with less severe (category 2) hazards. Depending on the circumstances, the options include hazard awareness notices, improvement notices, emergency improvement and prohibition notices, prohibition orders, and demolition orders. The provisions are applied in accordance with any relevant guidance issued, and the Council will perform its duties as required in respect of all category 1 hazards. Where financial assistance is concerned, the Council will apply the general principle that any dwelling will be free of category 1 hazards on completion of the relevant grant-aided work.

Part 2 – Licensing of Houses in Multiple Occupation (HMOs)

This section of the Act introduced provisions for the licensing of high risk HMOs, i.e. those of three storeys or more and occupied by five or more persons forming two or more households.

The Council proactively visits all identified HMOs to determine risk and to assess in particular the provisions for means of escape from fire and other fire precautions. The Council works in collaboration and partnership with the Suffolk Fire and Rescue Service and the other district and borough councils across Suffolk to tackle these issues consistently in accordance with an agreed joint working protocol that incorporates the LACORS guidance for joint working.

To date no HMOs have been identified that require mandatory licensing; nevertheless the Council has adopted a policy for HMOs that make provision for licensing and the implementation of standards of accommodation.

This Strategy contains actions linked to the Council’s Private Sector Housing Renewal Policy that make provision for funding works that relate to fire protection, amenities, and category 1 hazards where improvements are required by statutory notice 

Part 4 – additional control provisions in relation to residential accommodation

The Council may call upon powers in this part to deal with long term empty properties, with a view to bringing them back into occupation in pursuit of the Council’s Empty Homes Strategy, particularly where there may be a need for affordable accommodation in a locality, or there are serious problems associated with a specific empty property.  

This strategy contains actions that fund and support schemes that return empty properties to use as affordable accommodation for rent

Part 4: The Sub-Regional context

Mid Suffolk lies within what is known as the Greater Haven Gateway Sub-Region, an area comprising four districts or boroughs in Suffolk and four in Essex, centred on the Haven Estuary. The eight councils working together within the Sub-Region published a Sub Regional Housing Strategy for the period 2006 – 2010 containing specific action points aimed at improving private sector housing standards and bringing empty homes back into use to contribute to the supply of quality affordable housing through options such as leasing initiatives and the use of the new powers provided under the Housing Act 2004.

According to data published in the sub-regional housing strategy:

· 4.8% of private homes in the sub-region were unfit, and 9.7% in serious disrepair, based upon data provided by the then most recent private sector stock condition surveys;

· the estimated cost of remedying unfitness in the private sector stock was estimated at £187 million, with £270 million required to address serious disrepair, according to those surveys;

· council expenditure in the sub-region on repairs and improvements to the private housing stock in 2004/05 totalled £2.7 million, a fraction of the investment required……

meanwhile:

· nearly 53,000 households across the sub-region contained someone with special needs;

· 30% only of these households were living in homes adapted to suit their needs; and

· councils in the sub-region spent £5.2 million in 2004/05 on adaptations in private and council owned homes.

This Strategy supports the Greater Haven Gateway Sub Regional Housing Strategy in the following areas of priority:

· Improve housing conditions for vulnerable people living in the private sector – through actions designed to assist homeowners and private tenants improve their homes; to return empty homes to use to provide decent affordable housing; to regulate standards in the private rented sector; and to address fuel poverty

· Support those people who are more vulnerable in our society – with specific actions aimed at targeting services and financial assistance to help them maintain, improve, and remain independent in their homes 

· Ensure housing in the sub region is high quality and sustainable – again by tackling those properties that are in the poorest condition and improving them to meet the Decent Homes standard.

Part 5: The Local Context

Mid Suffolk is mainly rural, with around three quarters of residents living in smaller villages and deep rural areas.

The population is approximately 90,000. The district covers 340 square miles, and is subdivided into 122 parishes. 

The largest town is Stowmarket (population approximately 16,000). Other centres of population include Needham Market, Eye, Elmswell, and Thurston.

The private sector provides approximately 90% of housing accommodation in Mid Suffolk. 85% of households are owner-occupiers, 5% are privately rented. (The remaining 10% of the stock is rented from the District Council or a housing association).

There is a diverse private sector housing stock of more than 36,000 properties, including a significant proportion of ageing timber framed and listed buildings, and both high and low quality rural detached homes and isolated cottages, through to a range of dwelling types in more concentrated settlements and the larger centres of population. The age of the stock brings with it the attendant problems of component obsolescence and failure, and potential risks to the occupants’ health and safety. 

Private Sector Stock condition

The Council completed a private sector housing stock condition survey in 2007, and identified from an overall private sector housing stock of more than 36,000 homes the following key data:
· 1.8% of homes are unfit – the cost to make them fit is estimated at £17m (some 600 homes at an average cost of £28000 per home);
· there are estimated to be 5451 non-decent homes, with around 75% falling below the decent homes standard on grounds of poor thermal comfort: the cost to make them decent is estimated at £33.2 million;
· 6.14% of homes have poor energy efficiency and potential fuel poverty problems (SAP rating 30 or below); 

· the average SAP rating for private homes is 56.1, better than the national average;

· there are more than 4000 vulnerable households, some 577 or 14% of which occupy non-decent homes where the cost of essential work to make them decent is estimated to be £5 million

· 1280 or 3.5% of private homes exhibit category 1 hazards under the HHSRS and the cost of remedying the hazards is estimated at £11 million;

· 90% of private homes are owner occupied;

· 10% of private households contain someone with a disability: the projected cost of Disabled Facilities Grants for adaptations based on current demand is estimated at £4.6 million;

· 30% of households contain at least one member aged 60 or older, and there is a growing older population;

· there are lower than average levels of multiple occupation and long term vacancy compared to the national statistics.

The key recommendations arising out of the survey findings are:

· focus on reducing the number of non-decent private sector homes, prioritising those that are occupied by vulnerable households;

· maintain support for vulnerable people and the growing older population to help them remain independent in their homes through the provision of Home Improvement Agency services and the efficient delivery of Disabled Facilities Grants;

· promote energy efficiency to improve the housing stock and reduce fuel poverty among vulnerable residents; and

· work to return empty homes to use to supplement the supply of affordable housing.

Housing Need

Key findings from the Council’s recently completed Housing Need Study 2007 indicate that:

· almost 30% of all households are ‘pensioner only’ while some 25% contain children;

· nearly 6% of households occupy homes that are unsuitable, with the primary reasons being ‘difficult to maintain’, and ‘special needs and mobility issues’;

· there is a requirement for additional affordable housing in the order of more than 470 homes per year 

The key local housing issues are therefore summarised as follows:

· Reducing the shortage of affordable and appropriate housing

· Making non-decent homes decent

· Delivering adaptations to homes to meet the needs of those with disabilities

· Bringing empty properties back to use

· Tackling poor and unsafe housing and serious disrepair

· Supporting vulnerable people to help them remain independent in decent homes

· Addressing fuel poverty and improving poorly insulated homes, thereby assisting more vulnerable people and helping mitigate climate change

Part 6: Links to other local policies and strategies

Policies and strategies at the local level contain strong links to the national and sub-regional drivers for private sector housing renewal and action on empty homes, and the more significant and relevant of these links are set out below.

Mid Suffolk District Council Strategic Plan 2007-2011
The Private Sector Housing Renewal Strategy underpins the following aims:

Priority 1: Affordable and Decent Housing

· Making more housing affordable to more people

· Improve standards of accommodation in privately owned homes

Priority 2: Responsible Environmental Management

· Reduce the Council and the District’s own environmental impact

Priority 3: Safer and Cohesive Communities

· Improve access to services for minority, disadvantaged and vulnerable groups

The headline objectives within the Strategic Plan are implemented through Service Plans and staff working to relevant individual or personal objectives and targets. The Housing Services Service and Operational Plans contain objectives designed to meet the targets set within the Strategic Plan, including those that will be fulfilled through the implementation of this Strategy.
Further information on the Council’s Strategic Plan may be obtained by visiting www.midsuffolk.gov.uk.

Suffolk County Council Sustainable Community Strategy

The Private Sector Housing Renewal Strategy supports the following themes:

Suffolk – the county with the greatest reduction in carbon emissions. The relevant focus area is: ‘reduce Suffolk’s carbon footprint and adapt to the changing climate and geography’. Making best use of the district’s existing housing stock represents a more carbon efficient option than new build. The actions contained in this Strategy also include improving the energy efficiency of the private sector housing stock through implementation of the Council’s Fuel Poverty Strategy.

Suffolk – a place where everyone is safe, healthy and included, no matter who they are or where in the county they live. The relevant focus areas are: ‘people and communities are safeguarded from harm’, and ‘reduce health inequalities’. The Strategy aims to improve health through actions that create better housing conditions and improved home security, and to focus these actions specifically on more vulnerable households

These address the crosscutting principle of   ‘Affordable, quality housing for all’

Local Area Agreement (LAA)

This Strategy supports the themes of the LAA 1 in the following ways:

Block 2 – Sustainable Communities – reduce emissions of carbon or carbon dioxide, by providing additional homes from existing property as compared to the carbon cost of new build; and by improving the energy efficiency of the housing stock as part of any improvement scheme.

Block 3 – Improved quality of Life for Older People – increase the number of older people aged 65 and over helped to live at home…..; and increase the number of people benefiting from preventative services to help them live at home….., by targeting specific agency and handyperson services and financial help to this client group to enable them to carry out improvements that allow then to remain at home in accommodation that is Decent.

With regard to LAA 2, which took effect from June 2008, this Strategy contains actions that support the following priority areas and indicators:

Priority – Local Economy and Environmental Sustainability

· NI 186: Per capita reduction in CO2 emissions in the LA area – through the actions to promote energy efficiency of the housing stock, and to make best use of existing housing stock vs. new build;

· NI 188: Planning to adapt to Climate Change – again through the actions to promote and deliver domestic energy efficiency

Priority – Stronger and Safer Communities

· NI 32: Repeat incidents of domestic violence – through actions to support the Suffolk Sanctuary scheme and provide home security measures through Safe and Secure

Priority – Adult Health and Wellbeing, Tackling Exclusion, and Promoting Equality

· NI 121: Mortality rate from all circulatory diseases at ages under 75 – through actions to improve heating and domestic insulation for vulnerable households

· NI 141: Percentage of vulnerable people achieving independent living – through actions to deliver adaptations for householders with disabilities

· NI 124: People with a long-term condition supported to be independent and in control of their condition  - through actions as for NI 141 above

Local targets

· LT 6: Progessively increase the number of older people reporting that they feel their home is a safe environment – through financial support for the delivery of Sanctuary scheme and Safe and Secure improvements

· LT 9: Increase the number of affordable homes commencements on site across Suffolk (gross) – through supporting schemes that return vacant properties to use as affordable homes

Greater Haven Gateway Sub Regional Housing Strategy 2006/10

This Strategy supports the Greater Haven Gateway Sub Regional Housing Strategy in the following areas of priority (see also Sub-Regional context, above):

Improve housing conditions for vulnerable people living in the private sector by focusing action and financial assistance on homes that are improved and made available to vulnerable groups at affordable rent; 

Support those people who are more vulnerable in our society – with specific actions aimed at targeting services such as the Home Improvement Agency and financial assistance to help them maintain, improve, and remain independent in their homes; and

Ensure housing in the sub region is high quality and sustainable by ensuring that homes are restored to meet the Decent Homes standard, are energy efficient, and affordable to rent.

ISO 14001 Environmental Management System

Mid Suffolk District Council has established an environmental management system to ensure that it continually strives to improve its own environmental performance. The process of returning existing empty homes to use to meet Decent Homes standards for thermal efficiency will support this commitment on two levels: firstly as already stated, this is the most carbon efficient way to provide new homes compared to new build, and secondly the improvements in energy efficiency brought about by the actions in this strategy will ensure reduced carbon emissions for the future.
Mid Suffolk District Council Private Sector Housing Renewal Policy

Approved for 2008/09 by Members in April of this year, the Renewal Policy contains specific measures to assist the owners of long term empty homes with grants aimed at improving them to Decent Homes standard and returning them to use as housing for rent. There are enhanced incentives for offering up the properties for rent at affordable levels. 

The Policy will continue to reflect and address the priority issues identified in this Strategy and will direct financial assistance towards more vulnerable households and towards addressing fuel poverty and reducing the number of non-decent homes, apart from returning empty homes to use. The Private Sector Renewal Policy may be viewed by visiting www.midsuffolk.gov.uk.

Mid Suffolk District Council Planning: Core Strategy

Declared sound by the Planning Inspectorate and adopted by the Council in September 2008, the Core Strategy confirms targets for the provision of new homes at a rate of 415 per year through to 2021 to meet projected demand. Taking into account PPS3, the Core Strategy proposes a target of 50% of provision to be from previously developed land or buildings, and clearly as stated above in respect of PPS3, the return of existing empty homes to use under this Renewal Strategy may contribute to meeting this target.

Other related strategies                                 
The following table illustrates how the Private Sector Housing Renewal Strategy will also link to other strategies and plans:

	Strategy or Plan
	Aim or Objective of relevance to the Private Sector Housing Renewal Strategy

	Housing Services Service and Operational Plans
	Private Sector Housing:

Housing standards / making homes Decent

Empty Homes

Staying Put

Domestic Energy Efficiency and Fuel Poverty

	Housing Strategy
	· Improving housing standards in the private sector

· Meeting housing special needs through adaptation of homes

· Supporting the Empty Homes Strategy

· Improving home security for the most vulnerable households

· Improving home energy efficiency

· Increasing the supply of affordable homes

	Empty Homes Strategy
	· Supporting schemes to bring homes back to use

· Increasing the supply of affordable homes

	Supporting People Strategy
	· Helping people remain independent in their homes

· Supporting the provision of Home Improvement Agency and related services

· Targeting services and assistance on the most vulnerable residents

	Crime and Disorder Reduction Strategy
	· Reducing burglary rates and the fear of crime through home security measures

	HECA Strategy
	· Improving the energy efficiency of homes through the provision of insulation, renewable technologies, and more efficient heating systems

	Fuel Poverty Strategy
	· Tackling fuel poverty and social exclusion by assisting with heating and insulation improvements 

· Targeting assistance to vulnerable and low income households 

· Enabling affordable housing and warmth

	Mid Suffolk Local Development Framework
	· Through supporting schemes that provide affordable housing

	Corporate Grant Aid Strategy
	· Placing Private Sector Housing Renewal in corporate context


Part 7: Key Partnerships

The Council does not approach housing issues in isolation, and takes account of the wider picture and the social and environmental issues that also affect communities. This involves working with a wide range of partner organisations, stakeholders, and service users to ensure that service delivery is effectively ‘joined up’. examples of partnership working of particular relevance to this Private Sector Housing Renewal Strategy are shown in the following table: -

	Key Partner
	Range of service relevant to the Private Sector Housing Renewal Strategy

	Neighbour councils in the Greater Haven Sub Region
	· Collaboration on the completion of the districtwide house condition survey

· Collaboration on a two-year joint funded project to return empty homes to use

	Suffolk Supporting People Team
	· Helping vulnerable groups of people remain independent in their homes;

· Home Improvement Agency services to assist people to remain independent in their homes, and to access financial assistance

	Suffolk County Council Adult and Community Services and Children and Young Peoples’ Services
	· Delivery of adaptations of homes to meet the needs of people with disabilities

· Collaboration on systems thinking to improve delivery of services

	Mid Suffolk Crime and Disorder Reduction Strategy: wide range of partners including the police and the voluntary sector
	· Providing home security measures under the Safe and Secure scheme

· Providing home security and protective measures for vulnerable families and children under the Suffolk Sanctuary Scheme

	Housing Associations
	· Promoting and implementing the Council’s Empty Homes Strategy

· Achieving the development of more affordable homes

	Building Contractors
	· Carrying out works under the Council’s Safe and Secure and Home Insulation schemes

· Providing handyperson services

	Other councils (sub-regional and countywide)
	· Sharing best practice

· Achieving consistency of approach

· The development of a countywide joint working protocol for the improvement of standards in HMOs

	Suffolk County Council Fire and Rescue Service
	· Key partner in the development and implementation of the joint working protocol for HMO standards

	HEON – East Home Energy Officer Network; Babergh DC; Forest Heath DC
	· Collaboration and partnership working on the gathering of information on Fuel Poverty levels to fulfil reporting requirements for the government’s National Indicator 187

	SEAL – Suffolk Energy Action Link (a consortium of the seven district and borough councils in Suffolk working together to promote energy efficiency)
	· Energy efficiency promotion

· Joint working on the delivery of grant aided solar water heating installations

	Energy Saving Trust Advice Centre
	· Energy efficiency promotion

· Handling all energy efficiency enquiries on behalf of the Council

· Providing an advice and information service for the district’s homeowners and private tenants

	Customer Service Direct (CSD)
	· Providing a front line enquiry service in connection with all aspects of this Strategy

	Private sector landlords
	· The Council wishes to develop closer working relationships with private sector landlords, who are regarded as vital to meeting local housing need. Current collaboration, apart from regular contact in connection with individual properties, consists of twice yearly joint meetings arranged by the Council.


Part 8: Funding

There are limitations on the funding that the Council has at its disposal to support the Private Sector Housing Renewal Strategy. The Strategy contains a range of intended actions that are described in more detail below, some of which clearly rely upon the availability of funding for delivery.

Taking into account the findings of the private sector housing stock condition survey with regard to the investment required to achieve the improvements necessary to the private stock (see Local Context, above), it is clear that the funding available will only constitute a fraction of that needed. Accordingly, this Strategy recognises that prioritisation is essential and sets out actions that are challenging whilst being realistic and achievable in the circumstances.

The principal funding streams that support this Strategy are as follows:

1. Funding from the Council’s Annual Capital Expenditure Programme

A provisional indicative Annual Capital Programme has been drawn up to cover the period of this Strategy, containing:

· £288,000 per annum to support the provision of Mandatory Disabled Facilities Grants (DFG) administered under the Housing Grants, Construction, and Regeneration Act 1996. The Council currently receives annual Specified Capital Grant of £173,000 towards this programme;

· £250,000 per annum to support discretionary financial assistance provided through the Council’s Private Sector Housing Renewal Policy as provided for under the Regulatory Reform (Housing Assistance)(England and Wales) Order 2002. The priority for such assistance will be

· supporting the return to use of empty homes to increase the supply of affordable housing for rent;

· supplementing grants for heating and energy efficiency improvements for vulnerable households receiving assistance through the Warm Front scheme;

· supplementing mandatory DFG with top up where the reasonable cost of essential adaptations exceeds the maximum DFG;

· making non-decent homes safe and decent where they are occupied by vulnerable households;

· providing fast-track minor adaptations where they are required in certain circumstances to meet the needs of those with disabilities; and

· supporting vulnerable households with security and safety measures under the Safe and Secure and Sanctuary schemes

2. For the years 2009/10 and 2010/11, the Council will also receive additional funding from central government of £25,000 in the first year and £100,000 in the second as its share of funding towards a joint project it is leading with 3 neighbour councils to return empty homes to use across the four districts.

3. £25,000 contained within the Council’s General Fund budget for the Strategic Housing service, allocated specifically to support the provision of Home Improvement Agency (HIA) services and comprising the Council’s annual payment towards the running cost of the countywide HIA service

Part 9: Actions at a Local Level

The following actions take into account the drivers at national, sub regional, and local levels, the issues identified by the private sector stock condition and housing needs surveys, and the level of funding and resources available to the Council. Challenging but realistic, they constitute the action plan for implementation of the Strategy over its 2-3 year lifetime. The targets and measures are aligned with those that appear in the Council’s Strategic Plan, the Housing Services Operational Plan and the  Council’s existing Empty Homes and Fuel Poverty strategies.

Objective 1 – Making Non-Decent homes Decent

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: ‘have undertaken specific refurbishment works to reduce the number of non-Decent private sector dwellings occupied by vulnerable households, to meet the national target’:

3.e: ‘provide advice and financial support through the Council’s partner to ensure that older and more vulnerable householders continue to receive the help they need to remain independent in homes that are Decent and meet their needs’;

3.f: ‘to lead on the review of the countywide protocol and standards for houses in multiple occupation’

Operational Plan – Housing Services

· Work area: Private Sector Housing

· Objective: Housing Standards / Making Homes Decent

Key actions:

· investigation of housing complaints and subsequent improvement actions

· proactive inspection of identified HMOs and subsequent improvement actions in accordance with the Council’s  HMO Policy and the countywide HMO Protocol.

· regulation of housing standards; application of the decent homes standard to empty homes

· taking enforcement action when appropriate in accordance with the Council’s Enforcement Policy

· offering financial assistance in the form of renovation and other grants in accordance with the Council’s Private Sector Housing Renewal Policy

· referring homeowners and tenants to external agencies such as Warm Front for financial and other assistance

· offering advice and information to homeowners and private tenants

· working with landlords to improve standards in the private rented sector

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

3.e: Maintain the Home Improvement Agency through funding and support through the countywide partnership: ongoing

3.f: Implement a set of HMO standards and a joint working protocol with effect from April 2009. Proactive improvement policy in place as part of HMO inspection process. 

· Operational Plan – Housing Services

· Develop and implement a system for monitoring the proportion of vulnerable households occupying non-Decent homes

· Housing Services Performance Monitoring
· 50 dwellings per year failing the HHSRS made hazard-free through direct action

Objective 2 – Supporting vulnerable people to help them remain independent in Decent Homes

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: ‘have undertaken specific refurbishment works to reduce the number of non-Decent private sector dwellings occupied by vulnerable households, to meet the national target’:

3.e: ‘provide advice and financial support through the Council’s partner to ensure that older and more vulnerable householders continue to receive the help they need to remain independent in homes that are Decent and meet their needs’;

Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: Reduce the Council’s and the district’s own environmental impact

1.a: ‘Promote a range of energy efficiency saving measures across the private and social housing sectors’

Operational Plan – Housing Services

· Work Area: Private Sector Housing

· Objective: Staying Put

Key actions:

· Continuing to support the provision and promotion of Home Improvement Agency services

· Offering financial assistance in the form of renovation and other grants specifically aimed at supporting vulnerable households, including

· Safe and Secure assistance for home security improvements

· Sanctuary scheme home security improvements to protect families at risk of domestic violence

· Grants to top up assistance vulnerable households receive from the Warm Front scheme for heating and energy efficiency improvements

· Grants for minor and fast-track adaptations

· Grants to assist with the cost of energy efficiency improvements

· Promoting the national Warm Front scheme for energy efficiency assistance and referring vulnerable households for assistance

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

3.e: Maintain the Home Improvement Agency through direct funding and support

· Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: reduce the Council’s and the district’s own environmental Impact

1.a: reduce the proportion of vulnerable households in fuel poverty by 1% against the 2009 baseline (National Indicator 187) and annually

· Operational Plan – Housing Services

· Maximise available capital resources to provide adaptations for people with disabilities

· Work with partners to maintain and develop Home Improvement Agency and handyperson services to improve independence in the home

· Target and promote Safe and Secure and Sanctuary schemes in collaboration with Suffolk Constabulary and external partners

· Housing Services Performance Monitoring

· 75% of DFG cases completed within 365 days from point of OT referral

Objective 3 – Combating Fuel Poverty

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: ‘have undertaken specific refurbishment works to reduce the number of non-Decent private sector dwellings occupied by vulnerable households, to meet the national target’:

3.e: ‘provide advice and financial support through the Council’s partner to ensure that older and more vulnerable householders continue to receive the help they need to remain independent in homes that are Decent and meet their needs’;

Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: Reduce the Council’s and the district’s own environmental impact

1.a: ‘Promote a range of energy efficiency saving measures across the private and social housing sectors’

Operational Plan – Housing Services

· Work Area: Private Sector Housing

· Objective: Domestic energy efficiency and fuel poverty

Key actions:

· Carry out all the actions set out in the Council’s Fuel Poverty Strategy 2008/11, including:

· Offering financial assistance in the form of grants specifically aimed at helping vulnerable households combat fuel poverty

· Grants to top up assistance vulnerable households receive from the Warm Front scheme for heating and energy efficiency improvements

· Grants to assist with the cost of energy efficiency improvements

· Working with external agencies including Warm Front, SEAL, HEON-E, and the Energy Saving Trust to promote energy efficiency and direct financial assistance for heating and energy efficiency improvements to the most vulnerable households

· Conducting an annual survey to monitor fuel poverty across the district in pursuit of National Indicator 187, using the data to inform the targeting of energy efficiency promotion

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

· Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: reduce the Council’s and the district’s own environmental Impact

1.a: reduce the proportion of vulnerable households in fuel poverty by 1% against the 2009 baseline (National Indicator 187) and annually

1.b: achieve a 15% improvement in the energy efficiency of the housing measured against a 1996 baseline by the end of March 2010 (and 19% by the end of March 2011)

· Operational Plan – Housing Services

· Work with external organisations and installers to target, promote, and deliver energy efficiency improvements

· Implement a system for measuring and monitoring progress on vulnerable households in fuel poverty in accordance with NI 187

· Review and implement revised Fuel Poverty Policy

· Maximise opportunities under Private Sector Housing Renewal (grants) Policy for achieving energy efficiency improvements

Objective 4 – Return Empty Homes to use and increase the supply of affordable housing

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: ‘have undertaken specific refurbishment works to reduce the number of non-Decent private sector dwellings occupied by vulnerable households, to meet the national target’:

3.b: ‘in accordance with the Council’s Empty Homes Strategy 2008/11, return 20 empty private homes to use through direct action, and deliver on the target set in the joint funded empty homes project to return 5 empty homes to use within each of the 4 partner councils.

Operational Plan – Housing Services

· Work Area: Private Sector Housing

· Objective: Empty Homes

Key actions:

· Carry out all the actions set out in the Council’s Empty Homes Strategy 2008/11, including:

· Offer financial assistance in the form of grants to encourage the owners of empty homes to return them to use as affordable homes for rent

· Work in partnership with three neighbour council partners to achieve the return to use of 20 empty homes over two years across the four districts through financial incentive and the offer of private sector leasing options, jointly using additional funding from central government 

· Develop and promote private sector leasing options as an incentive to owners to return empty homes to use

· Build a database of empty homes across the district

· Proactively engage with the owners of private sector vacant homes to promote incentives to return them to use

· Investigate complaints about vacant homes and undertake enforcement action where appropriate in accordance with the Council’s Empty Homes Strategy and Enforcement Policy

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

3.b: restore 20 empty properties back into the housing market as Decent homes, 50% of which to be targeted through the Private Sector Leasing scheme and let as affordable units

3.b: restore an additional 5 empty units back into Decent Homes and let at Local Housing Allowance rent levels

· Operational Plan – Housing Services

· Carry out empty homes / flats over the shop surveys in main population centres

· Review Empty Homes Strategy

· Work with internal and external partners to improve information and promote and deliver empty homes solutions

· Housing Services Performance Monitoring

· 20 empty homes brought into use per year by direct actions

Objective 5 – Improve the delivery of Disabled Facilities Grants (DFG)

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.e: ‘provide advice and financial support through the Council’s partner to ensure that older and more vulnerable householders continue to receive the help they need to remain independent in homes that are Decent and meet their needs’;

Operational Plan – Housing Services

· Work Area: Private Sector Housing

· Objective: Staying Put

Key actions:

· Work with partners countywide including Adult and Community Services, Children and Young Peoples’ Services, Suffolk Supporting People, partner neighbour councils, and the Home Improvement Agency service to share ideas and good practice and improve the delivery of DFG.

· In pursuit of the above activity, participate in a ‘systems thinking’ review of the delivery process

· Review demand and bid for appropriate levels of Specified Capital Grant during the HSSA return process

· Monitor levels of demand and take up against capital funding and prioritise DFG applications as appropriate

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

3.e: Maintain the Home Improvement Agency through funding and support through the countywide partnership

· Operational Plan – Housing Services

· Maximise available capital resources to provide adaptations for people with disabilities

· Work with partners to maintain and develop Home Improvement Agency and handyperson services to improve independence in the home

· Target and promote Safe and Secure and Sanctuary schemes in collaboration with Suffolk Constabulary and external partners

Objective 6 – Improve the Energy Efficiency of the private housing stock

Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: ‘have undertaken specific refurbishment works to reduce the number of non-Decent private sector dwellings occupied by vulnerable households, to meet the national target’:

Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: Reduce the Council’s and the district’s own environmental impact

1.a: ‘Promote a range of energy efficiency saving measures across the private and social housing sectors’

Operational Plan – Housing Services

· Work Area: Private Sector Housing

· Objective: Domestic energy efficiency and fuel poverty

Key activities:

· Carry out all the actions set out in the Council’s Fuel Poverty Strategy 2008/11, including:

· Offering financial assistance in the form of grants specifically aimed at helping vulnerable households combat fuel poverty

· Grants to top up assistance vulnerable households receive from the Warm Front scheme for heating and energy efficiency improvements

· Grants to assist with the cost of energy efficiency improvements

· Working with external agencies including Warm Front, SEAL, HEON-E, and the Energy Saving Trust to promote energy efficiency and direct financial assistance for heating and energy efficiency improvements to the most vulnerable households

· Working with landlords to encourage them to carry out energy efficiency improvements

· Carry out an annual districtwide survey for domestic energy efficiency improvements and report on progress to the Department for Energy and Climate Change (DECC) under the Home Energy Conservation Act 1996 (HECA)

Key measures and outcomes:

· Strategic Plan Priority 1 – Affordable and Decent Housing

· Priority 3: improve standards of accommodation in privately owned homes

3.a: Reduce the number of private non-Decent homes by 50 per year, of which 25 are occupied by vulnerable households

· Strategic Plan Priority 2 – Responsible Environmental Management

· Priority 1: reduce the Council’s and the district’s own environmental Impact

1.a: reduce the proportion of vulnerable households in fuel poverty by 1% against the 2009 baseline (National Indicator 187) and annually

1.b: achieve a 15% improvement in the energy efficiency of the housing measured against a 1996 baseline by the end of March 2010 (and 19% by the end of March 2011)

· Operational Plan – Housing Services

· Work with external organisations and installers to target, promote, and deliver energy efficiency improvements

· Maximise opportunities under Private Sector Housing Renewal (grants) Policy for achieving energy efficiency improvements

· Housing Services Performance Monitoring

· 2% improvement per year of the energy efficiency of the housing stock
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