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1. INTRODUCTION 

Welcome to Wolverhampton’s Housing Strategy 2013-2018. This Strategy will support
Wolverhampton in achieving its long term ambitions for housing; improving the quality and supply
of housing, to support current and future residents who will have a fundamental role to play in
developing Wolverhampton’s identity and economic function as a key place on the regional, UK
and international stage.

The Housing Strategy belongs to the residents of Wolverhampton. Partners will continue to work
with local communities to ensure it meets their needs, through sharing information on housing
issues, regular communication and engagement. Prior to its adoption, the Strategy has been
subject to extensive consultation with local communities. 

The Housing Strategy is linked to the Local Investment Plan (LIP) and is supported by a Delivery
Plan that identifies key targets and accountability for the delivery of high level actions. The Delivery
Plan links to the Implementation Plan for the City Strategy.

2. STRATEGIC CONTEXT FOR HOUSING 

NATIONAL CONTEXT

Laying the Foundations: A Housing Strategy for England

The Government’s Housing Strategy, 2011, has two main aims; to drive economies and jobs and
to spread opportunity, particularly for homeownership. To achieve these aims, the Strategy sets out
areas for focused housing activity: 

• Quality homes, places and housing support 

• Deliver new homes and support aspirations – for communities and individuals

• Support choice and quality for tenants – both private and social rented

• Tackle empty properties
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Localism Act 

The Localism Act sets out how the Government intends to devolve power from central
Government to a local level; to individuals, communities and councils. The Localism Agenda is
reflected in Wolverhampton’s Housing Strategy through its emphasis on the involvement of local
people and support for communities through existing structures such as the Local Neighbourhood
Partnerships (LNPs) and through the use of new ideas such as the development of local
Neighbourhood Plans. As part of the Localism Act, Wolverhampton City Council is required to
produce a Tenancy Strategy and a number of changes have been required to the Allocations
Policy. The Act also provides Local Authorities with more flexibility around using the private rented
sector for housing homeless households.

Welfare Reform Act

The Welfare Reform Act introduces a range of reforms to the benefits and tax credits system. The
main housing elements of the Act include:

• a cap on household benefits including Housing Benefit,

• the introduction of Universal Credit which will streamline a number of benefits including Housing 
Benefit into one payment and make payments direct to individuals,

• limits on Housing Benefit (housing costs within Universal Credit) for those households deemed 
to have more bedrooms than they require, so that they will lose a proportion of this benefit 
where they under-occupy social housing (14% where there is one extra bedroom at an average 
loss of £10.86 per week and 25% where there are two or more extra bedrooms at an average 
loss of £20.14 per week),

• increasing the age threshold for the Local Housing Allowance ‘shared room’ rent figure from 25 
to 35 years old,

• provision for possible changes to the way that support for housing costs is calculated under 
Universal Credit so that the amount of housing costs could be set without reference to actual 
rents.

Green Deal and Energy Company Obligation (ECO)

The Green Deal is a Government scheme that is designed to help homeowners and tenants to
increase the energy efficiency of their homes. Households can make energy saving home
improvements that may be partly or wholly funded over time through electricity bills. Repayments
should be affordable as they should be no more than a typical household will save in energy costs.

ECO places a legal obligation on the main energy suppliers to improve the energy efficiency of
domestic households through the establishment of three distinct targets:

• Carbon Emission Reduction Obligation (CERO) – all tenures and focuses on solid wall insulation 
and hard-to-treat cavity wall insulation.

• Carbon Savings Community Obligation (CSCO) – all tenures and focuses on the provision of 
insulation measures and connections to district heating systems to domestic energy users that 
live within Lower Super Output Areas,1 that present in the top 15% of Multiple Deprivation Index2.

1 Lower Super Output Areas (LSOAs) are a sub-ward geography averaging approximately 1500 people.
2 Index of Multiple Deprivation provides a relative measure of deprivation at small area level across England. Areas are ranked from
least deprived to most deprived on seven different dimensions of deprivation which are combined to form a composite measure of
multiple deprivation.
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• Home Heating Cost Reduction Obligation (HHCRO) – owner occupiers and private rented sector
only and requires energy suppliers to provide measures which improve the ability of low income 
and vulnerable households to affordably heat their homes via the promotion of heat qualifying 
actions.

Housing Revenue Account (HRA) Self Financing

The Localism Act has allowed councils to take control of their housing rental income. This enables
them to plan effectively for the long term management of housing assets and may present new
opportunities for management and funding of local housing. 

New Homes Bonus

The New Homes Bonus was introduced by the Government in April 2011. The bonus is designed
to incentivise house building and ensure that local communities benefit from development in their
area. For every new home that is built and occupied and each empty home brought back into use,
the Government provides an un-ring-fenced grant each year for six years. Additional grant is
available for new affordable homes.

Putting People First Agenda

Putting People First (PPF) agenda sets out the direction for adult social care. It is a shared
commitment by the Government, local councils and service providers to ensure that people who
need care and support have choice, flexibility and control to live their lives the way they wish. It
prioritises the development of policy and practice that supports independent living, of which
housing is one key element alongside access to work, education/training and leisure.

REGIONAL CONTEXT

West Midlands Best Use of Stock (WMBUS)

In response to changes brought about by the Welfare Reform Act the WMBUS partnership brings
together local authorities and registered providers from across the West Midlands to work together
to develop joint approaches to making the best use of stock, including:

• identifying tenants who will be affected by Welfare Reform,

• working on shared lettings arrangements to enable under-occupiers to move to alternative 
accommodation,

• dealing with tenancy fraud,

• working better together with the private sector,

• influencing new build development areas and types of accommodation,

• sharing best practice and planning for the future.
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Black Country Tenancy Strategy

Under the Localism Act, each council is required to produce a Tenancy Strategy. The Black
Country local authorities of Wolverhampton, Walsall, Dudley and Sandwell have developed a joint
Tenancy Strategy which sets out a consistent and fair approach to the use of Fixed Term Tenancies
and Affordable Rents in order to make the best use of stock across the region. All social housing
providers operating across the Black Country area will be expected to give regard to the Strategy’s
objectives and principles.

Each local authority currently has no plans to introduce the wide scale use of Fixed Term Tenancies
and where registered providers intend to use them they are encouraged to offer Fixed Term
Tenancies for a minimum of five years plus any introductory and probationary or starter period.
When setting Affordable Rents, landlords are to take a responsible view when determining when
and how Affordable Rents (new build and conversions) will be used in line with local incomes.

With some of the local Registered Providers opting to introduce Fixed Term Tenancies as one
approach to making the best use of their stock, the Black Country authorities will review the
Tenancy Strategy on an annual basis and analyse monitoring information every 6 months to
monitor the impact from an Equalities and Sustainability perspective.

LOCAL CONTEXT

Wolverhampton City Strategy 2011 - 26

The goal of the City Strategy is to achieve “Prosperity for all”. There are three themes for action that
are set out to achieve this goal:

• Encouraging enterprise and business

• Empowering people and communities 

• Re-invigorating our city
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Housing activity will support all three aims, but will contribute most significantly to “Re-invigorating
our city”. In particular, housing will support the priority of “Developing diverse and welcoming
neighbourhoods with good quality housing”. A key indicator of the success of this City Strategy
priority will be the “number of new affordable homes” added to the City’s housing stock, (which
includes conversions to affordable housing); this is also a measure in the Housing Strategy Delivery
Plan.

Wolverhampton Local Investment Plan

The Wolverhampton Local Investment Plan (LIP) sets out the joint investment priorities of
Wolverhampton City Council and the Homes and Communities Agency. It is intended to be
dynamic in order to reflect changing housing markets and economic pressures. 

Thematic Priorities:

• Delivering housing and supporting economic growth

• Existing homes

• Affordability and accessibility

• Vulnerable and minority groups

• Localism, regeneration and sustainability

Spatial Priority Areas:

• City Centre and Canalside development 

• Bilston including Bilston Urban Village 

• Heath Town 

• Stafford Road Corridor 

• Whitmore Reans 

• Blakenhall and All Saints 

Local Plan

The overall land-use strategy for the City up to 2026 is the Black Country Core Strategy, which
forms a key part of the Local Plan for the City. The Local Plan also includes the Area Action Plans
for three spatial priority areas: Stafford Road, Bilston Corridor, and Wolverhampton City Centre and
will incorporate the emerging Neighbourhood Plans for Tettenhall, Bilston and Heathfield Park. 
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Economic Growth Plan

Economic prosperity is a fundamental goal of the City Strategy because many of the City’s
ambitions depend on a strong economy. These aims will be detailed in the City’s Economic Growth
Strategy.

Housing has a key role to play in boosting the City’s economic wellbeing. Good quality housing is
important to attract businesses and attract and retain skilled employees within the City. New
construction and improvements to properties can support local businesses through the supply
chain and create jobs for local people. Housing providers can support local people to develop their
skills through tenant participation and empowerment initiatives as well as by providing support in
accessing jobs and training.

Housing Support and Social Inclusion Strategy

The Housing Support and Social Inclusion Strategy sets out how we can meet the needs of
Wolverhampton residents in order to enable them to gain or maintain independence and social
inclusion, specifically addressing the needs of the following client groups; older people, mental
health & substance misuse, disability & long term impairments, young people, homelessness &
settlement, offenders and violence & abuse. To do this there is a focus on prevention, promoting
choice and control for customers over services they receive, flexibility to move in and out of
services as needs change, and that when customers do experience a crisis they receive a timely
and effective service.

Child Poverty Strategy

The City’s current Child Poverty Strategy sets out the key building blocks to tackle both the causes
and consequences of child poverty in the City, which includes good quality employment, a good
start to life and learning, joined up and timely financial support service and good quality homes and
neighbourhoods. Although this strategy is being renewed in 2013, housing and neighbourhoods
remains a key priority in addressing Child Poverty.
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3. HOUSING PRIORITIES

We have identified five priorities for housing activity in Wolverhampton. There are also four cross
cutting themes that will run through all strategic housing work in Wolverhampton. 

There are a number of strategies in place that support the Housing Strategy in delivering the City’s
priorities for housing:
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4. HOUSING NEEDS IN WOLVERHAMPTON

The Housing Strategy is informed by national and sub-regional priorities, local identified needs,
demands and aspirations, and a broad understanding of housing market issues. The Housing
Needs Study 2007, C3 Strategic Housing Market Assessment, the Wolverhampton Strategic
Housing Land Availability Assessment (SHLAA) and the Private Sector Stock Condition Survey are
key sources of evidence.

How many homes do we need?

All housing

We anticipate growth of around 11% in the number of households between 2006 – 2026, driven
by a significant increase in the number of people living alone and a 3% increase in population. 
The Black Country Core Strategy target for Wolverhampton is to build 13,400 new homes between
2006 and 2026 to accommodate these households. 2,129 additional homes were built during
2006-12 and there is a requirement to provide 760 additional homes every year up to 2018. The
Wolverhampton Strategic Housing Land Availability Assessment (April 2013) identifies sufficient
deliverable housing sites to provide 6,438 homes by 2018, 41% above target.

Affordable housing

The Strategic Housing Market Assessment (SHMA) identifies a need for 621 extra general purpose
affordable homes each year, and additional need for affordable specialist accommodation. As it has
never been possible to meet this level of need, a local target which equates to an average of 115
affordable homes3 per year was set based on the Core Strategy and historical build levels, as at the
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time an average of 124 affordable homes were being delivered each year since 2006. In addition to
new build this would have included affordable housing achieved through a variety of mortgage
assistance products including conversions to affordable housing. Since then the delivery of new
affordable housing both through grant and Section 106 has fallen and it is uncertain if Affordable
Housing Programme grant will be available in the future to subsidise new affordable housing.
Alternative methods of funding need to be explored if levels of provision are to be maintained.

Mix of housing to meet needs and support ambition

The Black Country Core Strategy aims to achieve 25% affordable housing on private housing sites.
For affordable homes, the priority is to provide 2 and 4+ bedroom houses4, which are needed for
downsizing and to assist over-crowded families. Smaller homes are also needed for older people,
those with special needs and to provide a mix of home types on larger developments.

Market properties with 3+ bedrooms are required to provide a better mix of house sizes in some
areas and to meet the aspirations of professionals with families5. One bedroom market flats will be
limited to sites where there is no reasonable alternative or developments meeting a specialist need,
as they are typically suited to a limited proportion of the population.

Table 1 Home Type Targets

Wolverhampton is working in partnership with neighbouring local authorities to make planned
provision for Gypsy and Traveller accommodation in accordance with need, as reflected in targets
set out in the Black Country Core Strategy.

It is important to ensure that our understanding of housing needs is up to date. Housing market
data for Wolverhampton is regularly collected and reviewed and all other possible sources of
data will also be explored to develop our understanding of housing needs, in conjunction with
on-going consultation to understand the views of local people. As part of this approach we will
monitor and evaluate the impact of Welfare Reforms on the demand for housing by type and
size to ensure we understand and can respond to the changing demands of the City’s residents.
For the most current analysis of housing needs and housing targets, please contact the Housing
Strategy and Development Team directly on housing.strategy@wolverhampton.gov.uk.

3 Definition of affordable is set out in the National Planning Policy Framework at
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
4 SHMA 2008
5 This is in accordance with the Black Country Core Strategy target that 40% of new housing built in each authority area should be
designed to accommodate 3 or more persons.
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Priority 1: Deliver high quality new housing stock

The delivery of high quality new housing stock is a key priority which underpins the aims for
‘Reinvigorating the City’ as set out in the City Strategy, “developing diverse and welcoming
neighbourhoods with good quality housing (is a key priority for action) because housing choice
needs to keep pace with rising aspirations if the City is to retain younger people and also address
homelessness. Where we plan to build or make improvements, we should create neighbourhoods
that are desirable, well integrated, environmentally friendly, safe and well managed. High quality
sustainable housing design can also help mitigate the effects of climate change and support green
lifestyles”. Building new housing also helps to stimulate economic growth through the provision of
local contracts and jobs as well as housing that attracts businesses and workers to the area.

What are the key challenges?
Wolverhampton has sufficient land available to meet its housing requirements up to 2018, however
some of this land will be challenging or costly to develop.

The provision of a high quality housing offer, for both private and affordable housing, is vital to
meeting the needs of existing and potential residents in the City and in creating attractive
neighbourhoods that will support Wolverhampton’s ambitions for economic prosperity and growth. 

To attract and retain new and existing households, the Wolverhampton housing offer needs to be
diverse and offer a range of opportunities across all sectors including a range of affordable housing
options and a good mix of quality new homes. Housing need by housing type is set out in Table 1.

A high standard of sustainable housing has been achieved in the City in recent years so it is
imperative that high standards are pursued especially to meet the needs of an ageing population
within the City, now and in the future.

High quality neighbourhoods offer a range and mix of high quality housing. They are well
connected to transport, amenities and services and create a safe and attractive environment where
people want to stay and contribute to its wellbeing, whether environmentally, socially and/or
economically. Creating attractive neighbourhoods requires investment. As the economic downturn
has reduced many sources of investment, new opportunities need to be sought.

How will we overcome these challenges?

We will engage with developers, house builders, Registered Providers and financial investors to
facilitate the delivery of quality housing for market sale, affordable rent, shared equity and private
rent.

We will use our resources innovatively to support the delivery of quality housing, including the use
of council owned land and capital receipts, exploring new freedoms under the HRA self-financing
regime and reinvestment of the New Homes Bonus. 

We will actively engage with and support developers and Registered Providers to bring forward
sites; small sites will be packaged into bundles and a responsive planning service will support the
development of new homes. 

Working in partnership with the Homes and Communities Agency (HCA) we will work closely with
developers and Registered Providers to deliver new affordable homes and the Council will lead on
the development of new Council housing. Work started in March 2013 to deliver new council
housing as part of a mixed use development at Thompson Avenue in Parkfields.
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We will make use of local Neighbourhood Plans
which are a new way for communities to take
ownership of their local area and make a real impact
on the way that neighbourhood develops.

We will continue to consult with local communities
when developing new housing to ensure we create
quality neighbourhoods that are well designed and
managed. They will support integrated communities,
offering greater opportunities both for individuals and
for wider economic prosperity.

We will take a pro-active approach to seeking out
opportunities for investment for Wolverhampton
including new and innovative ways of working,
ensuring that partners work together to target
investment into priority areas and exploring new
forms of investment, such as encouraging institutional
investors.

We will explore opportunities to locally set high quality
standards for new homes that are delivered in
Wolverhampton so that they are attractive and livable. This will improve Wolverhampton’s housing
offer and help mitigate the effects of climate change. We expect that developers will have due
regard to national house building standards, including the Code for Sustainable homes, HCA
design and quality standards, Secure by Design and Lifetime Homes. Building affordable homes to
Lifetime Homes Standard will also help to make new dwellings more accessible for people with
support requirements. We will encourage Registered Providers and developers to future proof new
housing sites for example by making sure they have access to superfast broadband.

When developing new housing we will ensure as far as possible, that housing is in locations that
are well connected to transport and local amenities. This will contribute to other actions identified in
the remaining four housing priorities to create quality neighbourhoods: 

• the role housing plays in the creation of local economic benefit through the provision of jobs and
training opportunities,

• improving the condition of social and PRS properties, 

• setting high quality and sustainability standards for new build which improves the environmental 
quality of neighbourhoods,

• improving Anti-Social Behavior processes to reduce the fear of crime, 

• good quality housing management to ensure neighbourhoods are welcoming places,

• supporting the work of the Local Neighbourhood Partnerships to ensure residents have a voice 
in prioritising and shaping services in their area and

• on-going monitoring of the housing market, which enables early intervention before housing 
markets start to fail.
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We will support the Help to Buy Agent in schemes which assist residents in accessing market
housing.

We will maximize opportunities for local businesses and people to benefit economically from
housing initiatives for example through the use of Find it in Wolverhampton to support the local
supply chain for our own contracts as well as encouraging our Registered Provider and housing
developer partners to do the same.

Case Study

Tarran bungalows at East Park estate
The East Park estate consisted of 130 bungalows of non-traditional construction (known as Tarran
bungalows/pre-fabs) built in the late 1940’s. Following ground condition and structural surveys it
was determined that investment in the existing properties was not economically viable in the long
term. Out of the 130 properties, 95 were within Council ownership.

The Council resolved to commence re-housing residents and appointed Bromford Housing
Association and their construction partners, Lovell Partnership, to develop 112 new properties - 80
bungalows for rent (including units built to disability standard), 10 homes for affordable ownership
and 22 for open market sale. All the properties are built to the Eco-Homes Very Good Standard
providing affordable, efficient homes for the future.

During the re-development project, the City Council and Bromford Housing Association worked
closely with Creative Partnerships to engage pupils from local Deansfield High School to create a
‘Memories’ book to record the history of the estate and also to design the artwork to
commemorate the sixty years of the Tarran estate.

Priority 2: Improve quality of existing housing stock

Existing homes are a huge resource - 85% of the housing that will exist in Wolverhampton in 2026
has already been built. Good quality housing supports good health and is part of what makes a
place good to live in and economically competitive. Well-targeted spending on existing housing
can provide significant value for money, reducing the cost of health services, tenancy failure, crime,
residential care and homelessness services – and also reducing carbon emissions and tackling fuel
poverty. It is essential that improvements to existing stock support regeneration programmes in
spatial priority areas.

What are the key challenges?

The Council will ensure that its stock of 21,200 homes managed by Wolverhampton Homes, and
the 2,260 managed by Tenant Management Organisations, are well maintained and used
effectively. The target percentage of properties that have not yet been made decent for 2012/13 is
18.2%, and the proposed target for 2013/14 is 10.4%.

There are around 1,800 private homes in Wolverhampton that have been empty for 6 months or
longer. They are a wasted resource that could be used to accommodate those who are in housing
need, with many falling into disrepair, blighting local neighbourhoods. 
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Existing homes account for 27% of all carbon emissions. Poor energy efficiency is also a cause of
fuel poverty, which is a major issue for many Wolverhampton residents. Wolverhampton has
23,836 fuel poor households which equates to 24.3% of the total households across the City. This
compares unfavourably with the West Midlands region at 21.6% and England as a whole at 16.4%
(DECC 2010 figures published August 2012). A lack of efficient heating is the main factor causing
non-decency in private homes.

A proportion of those in private sector housing do not have the sufficient resources to maintain and
improve their properties, whether that is owner occupiers or landlords. In particular many older
residents will be equity rich yet cash poor and will therefore not be able to access the funds
required to repair their homes. Poor living conditions can be hazardous and can have a detrimental
impact on people’s health and well-being and there are increasingly limited resources available to
assist such households.

A number of the Local Neighbourhood Partnerships have identified that reducing crime and Anti
Social Behavior is a priority issue for residents in their area and a significant number have identified
improving the local environment or focusing on specific environmental improvement projects as
being important. 

How will we overcome these challenges?

Work is in progress to achieve the Decent Homes standard in Wolverhampton by 2015, with the
final installments of funding secured from the Homes and Communities Agency. Wolverhampton
Homes will continue to provide training and employment opportunities for local people through the
Decent Homes Programme and subsequent maintenance and improvement programmes for
example apprenticeships, work placements and job opportunities.

A dedicated team is in place using a range of powers
and techniques to bring empty properties back into
use with 347 properties brought back into use in
2011/12 and 203 properties in 2012/13. Every empty
home brought back into use will generate funds
through the New Homes Bonus in future years and
these funds can be reinvested to tackle empty
housing further. We will also work to develop and
support bids for investment to the Homes and
Communities Agency’s Empty Homes Programme to
bring empty properties back in to use as affordable
housing. This will include exploring the potential for
using existing long term empty retail and other types
of units on the periphery of the City Centre for
conversion to housing stock. This will also help to
boost the vibrancy and economic wellbeing of the City
Centre.

We will continue to work in partnership with landlords
to raise standards through the promotion of landlords’
accreditation and will work with the Landlord Forum to
agree standards and management practices. We will
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also use the powers available to us to bring housing in the private sector up to a minimum
statutory standard, prioritising assistance on necessity (Category 1 hazards within the Housing and
Safety Rating System) and vulnerability of individual cases.

Increasing the energy efficiency of homes is a key way to mitigate the effects of climate change,
reduce fuel poverty and improve health. Making sure people can afford to keep warm is a priority
for Wolverhampton. We will work to maximise funding opportunities to reduce fuel poverty and
improve energy efficiency. Residents across all tenures will be encouraged to take up the most
appropriate funding measures to increase the energy efficiency of their properties.

We will provide targeted assistance to households suffering from or at risk of fuel poverty including
a housing retrofit programme. This activity can be area-based to ensure coordination with other
improvement and regeneration programmes and to target investment and activity at deprived
areas.

Wolverhampton made good use of the Affordable Warmth programme with over 460 properties
receiving private sector housing assistance for energy efficiency works during 2012. 1,680 homes,
including private (998), council (529) and Registered Provider (153) were improved through the
Community Energy Saving Programme (CESP) where certain energy suppliers delivered energy
saving measures to households to meet a carbon emissions reduction target. Programmes are
tailored to different tenures and the differing ability of owners to pay. We will continue to support
affordable warmth and energy efficiency works where possible. This will be by encouraging the
uptake of Green Deal which helps people to pay for energy saving home improvements through
savings on their energy bills and attracting Energy Company Obligation (ECO) funding from the
main energy suppliers, which funds insulation measures for solid walls and hard to treat cavity walls
as well as targeting funding for insulation and affordable warmth at low income and vulnerable
households.

We will explore how the local Green Economy can benefit so that the construction, manufacturing,
transport, environmental goods and services and public services can benefit from this investment.

We will engage with Local Neighbourhood Partnerships to identify ways that housing activity can
address local concerns about crime and Anti Social Behaviour and to identify ways that we can
improve the quality of the local environment.

We will work with Wolverhampton Homes to review Anti Social Behaviour processes, creating one
integrated tenure neutral team for the City located within Wolverhampton Homes.



17Neighbourhoods, Homes & People

Case Study

Community Energy Savings Programme (CESP)
CESP was created as part of the previous Government’s Home Energy Savings Programme. CESP
was designed to improve energy efficiency for as many properties as possible in deprived areas
that qualified for the funding by requiring gas and electricity suppliers to deliver energy saving
measures to domestic consumers by 31st December 2012. The Department of Energy and
Climate Change (DECC) expected CESP measures to save approximately £300 per household on
fuel bills and 2.9million tonnes of CO² emissions. 

The Council entered into a contract with EON in March 2012 to deliver the CESP Scheme in 6
areas in Wolverhampton: Low Hill, Bilston, All Saints, Parkfields, Blakenhall and Park Village.

Some of the measures that were delivered under CESP included loft insulation top up, cavity/solid
wall insulation, replacement G rated boilers to A rated, heating controls (i.e. thermostatic radiator
valves), fuel switching and installation of Photovoltaic (PV) panels on suitable roofs within the
designated qualifying areas.

The scheme is now complete and has enabled 582 Council properties in Low Hill and Bilston to
benefit from some of these measures. A further 964 private residential properties across all the
areas also benefited from some of these measures.

Priority 3: Provide support and housing options to vulnerable people 

There is much work under way to better understand the housing and support needs of vulnerable
people across the City and strategies in place to address them. The overarching aim is to support
vulnerable residents to live as independently for as long a time as possible by providing housing
that meets their needs through adaptations, technology, equipment and support. Providing advice
and support to residents as early as possible also acts to prevent people needing more expensive
services in the longer term by preventing homelessness, the need to access more specialist
housing or reaching crisis point, for example in their physical or mental health and needing
emergency services. We will support the new build of specialist housing where this is required for
our most vulnerable residents.

There are current strategies in place which detail the priorities for vulnerable people and include:
• Homelessness Strategy 2011-2014
• Older Peoples Strategy
• Joint Dementia Strategy
• Housing Support and Social Inclusion Strategy
• Learning Disability Joint Commissioning Strategy
• Joint Commissioning Strategy for Services For People With Long Term Impairments 

(Physical & Sensory)
• Mental Health Commissioning Strategy
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What are the key challenges?

We must ensure there is accessible information delivered in a variety of ways on housing options
and support available to residents which enable people to remain as independent as possible. This
will include information on supported housing, outreach and advice services for those people that
need it. 

We must respond to the needs of an ageing population - there is an expected 27% increase of
older people by 2030 and a 76% increase in those aged 85 plus, yet diminishing resources.
Putting in support and assistance in the home such as floating support and adaptations can avoid
deteriorating impacts on peoples’ health, which without intervention can lead to those affected
losing their independence and requiring intensive support. Furthermore older people are more likely
to be able to make an important contribution to the social, economic and environmental wellbeing
of the area where they are supported to maintain their independence. 

We must work to prevent and reduce levels of homelessness, which has recently begun to rise
nationally but has so far been contained locally through intervention and preventative services
which must continue. Priority areas identified in the Homelessness Strategy include new migrant
homelessness, households with complex needs, Move On accommodation, an increase in usage
of temporary accommodation and financial homelessness. The latter may increasingly become an
issue within the City as a result of Welfare Reform changes. Many households within social housing
in receipt of Housing Benefit will need to downsize to avoid being subject to a short fall in rent,
however due to a lack of appropriately sized housing to meet the needs of all those affected,
increases in housing related debt is to be expected, with the threat of homelessness having the
potential to have an adverse impact on mental health and wellbeing.

As demand for housing related support increases in the future it will become increasingly
challenging to meet demand within diminishing resources.

Where there is a need we will provide specialist accommodation: a need has been identified for
more treatment-based and specialist hostel type accommodation in the City to support between
20 and 30 individuals at any one time and Move On accommodation for those who have previously
been homeless. Some temporary emergency accommodation provision still encompasses shared
facilities and needs to be assessed for future use, whether that be replacement and reprovision or
being utilised by client groups for whom it may be more appropriate for example single young
people affected by the single room rate for Housing Benefit.

Families in poverty are more likely to suffer poor health and other poorer outcomes as adults.
Children and young people growing up in poverty, in poor quality housing and/or overcrowded
conditions are half as likely to achieve well in school as their more affluent counterparts. This
means that they are less-equipped to get the type of jobs which will help them out of poverty in 
the future. 

With high levels of unemployment in the City peoples housing options are limited making the case
much greater for quality advice, early intervention and prevention services.

How will we overcome these challenges?

We will provide appropriate information and advice on the range of housing options and support
available to enable more people to find housing that suits them and help them to adapt to changes
in their personal circumstances before they reach crisis point. This will include working with
partners to offer advice on managing finances and housing related debt.
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We will work with partners to offer coordinated advice and support with regards to the impact of
Welfare Reform, in particular for those households adversely affected. We will support tenants in
understanding the changes, managing their money and minimising rent arrears. We will work to
make the best use of stock locally and via the WMBUS partnership, supporting housing moves for
people where appropriate, dealing with under-occupation and overcrowding issues and taking a
firm line on tenancy fraud.

We will encourage private landlords to make good quality properties available through ‘Homes in
the City’ and bring private sector empty properties back into use making more homes available for
households in need. This will include suitable housing stock for when there is a need to discharge
our duty to homeless people via private rented accommodation. We are developing our policy on
how we can best work with landlords to do this. Where we do discharge our duty to homeless
people in the private rented sector it will only be to properties owned by accredited landlords.

We are moving towards an approach that will give clients more choice in the services they receive,
in line with the Government’s latest agendas. Cross tenure floating support will become a key
delivery model for older people and others requiring support to live independently when possible.
We will utilise the Single Referral Forums to ensure people are getting the most appropriate
services for their needs including the move into supported accommodation.

We will work to streamline the process for delivering disabled facility grants. This will help to meet
needs by making the majority of grants for adaptation works quicker and simpler to complete. This
process along with an expanded and embedded Telecare and equipment service will allow people
to remain in their own homes for longer and provides less obtrusive options to the high cost care
services.
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We will bid/support bids for funding to develop supported housing that meets the needs of
vulnerable residents, in particular where we are having to place individuals out of the City due to
lack of local provision. This will be supported by local intelligence and understanding on the key
issues for individual groups. We will work with Registered Providers and private developers to build
specialist accommodation for particular groups based on the outcomes of needs analysis.

Case Study

Housing Support

Housing Related Support formerly, Supporting People commission a number of services that
provide accommodation and support to vulnerable people.

Client groups range from victims of domestic abuse to homeless young families who are provided
with supported accommodation followed by short term floating support. 

The City Council works closely with a number of supported living and housing accommodation
providers to develop and deliver high quality person centred supported living and accommodation
opportunities. The person centred plans are focussed on individuals so no one solution is the
same, however they all promote and strive to help the individual to live as independent a life as
possible. 

Council funded care packages support a number of younger adults with physical, sensory and
learning disabilities to live in their own accommodation with support delivered by one of our
accredited providers. Training and support is given in activities from making a meal to paying bills
depending on the individual’s needs. Assistive technology is increasingly being used to promote
independence and where required the accommodation is adapted to support the individual’s
access and independence.

The Housing Related Support team commission Midland Heart to provide accommodation and
support to both males and females with complex needs. The accommodation takes the form of an
intensive accommodation hub from which people are then moved into the less intensive
independent satellite units with floating support. 

We will explore opportunities within the private sector to increase the range of housing
developments for older people, in particular for those who will look to the market to meet their
housing and support needs. 

As outlined in Priority 2 ‘Improve quality of existing housing stock’, we will provide housing
assistance to vulnerable households in the private sector to ensure they are living in property of a
satisfactory quality and minimise the longer term adverse impacts on health and wellbeing.
Furthermore, there are specific energy efficiency measures targeted at vulnerable household
including the Home Heating Cost Reduction Obligation and Carbon Savings Community
Obligation.

We will continue to update our local intelligence of the housing needs of residents so that services
can be shaped to meet local demand, including making best use of local lettings plans. This will be
key as we monitor the impact of Welfare Reform on residents.

Social housing providers and their partners will help to tackle worklessness and develop the skills
of tenants, with the Council having a role to play in coordinating information available to residents.
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They are key employers within the City who are able to provide local jobs, especially as working
age workless people are heavily represented as residents of social homes. A key initiative is
Wolverhampton Homes’ Learning, Employment and Achievement Programme (LEAP) which aims
to enhance the employment prospects of tenants and their immediate family members by
providing work experience and training opportunities. We also support the Business Action on
Homelessness (BAOH) programme which supports people affected by homelessness in gaining
and sustaining employment, and actively campaigns for the removal of barriers to work.

Priority 4: Good management of social housing 

Social housing plays a vital role in the City’s housing market, often housing those households most
in need. Over a quarter of households rent from a social landlord; 22% from the Council and 6%
rent from ‘other social landlords’ which includes registered providers (Census 2011).

What are the key challenges?

There continues to be a high demand for Council housing. As at 1st April 2013 there were 12,558
customers registered with Homes in the City, with 6,203 have a housing need. As just over 1,900
properties became available to let in 2012/13 a significant proportion of those on the housing
register will need to explore other housing options to meet their housing needs, whether that be
privately renting, accessing other forms of affordable housing or owner occupation.

Wolverhampton has higher levels of over-crowding compared to the regional and national picture,
particularly among Black and Minority Ethnic households. There is some degree of mismatch as
there are significant numbers of people living in social homes that are under-occupying; many of
these are older people whose families have grown up and who may want a smaller home.

With the introduction of the Social Sector Size Criteria as part of the Welfare Reform, it is estimated
that around 2,621 working age tenants are under-occupying Council housing by 1 bedroom (with
an expected average Housing Benefit loss of £10.86 per week) and around 528 working age
tenants are under-occupying by two or more bedrooms (with an expected average Housing Benefit
loss of £20.14 per week), which is likely to result in demand for smaller housing that could outstrip
supply (as at April 2013).

Welfare Reform and Universal Credit direct payment to tenants (once implemented) means
Wolverhampton Homes and the Tenant Management Organisations need to collect a further
£2.275 million in rent annually directly from tenants due to the Social Sector Size Criteria and a
further £325,000 in rent annually direct from tenants due to the benefits cap. Furthermore once
Universal Credit has been introduced for all working age tenants by 2017, the combined effect of
Welfare Reform will require Wolverhampton’s managing agents to physically collect an additional
£30 million.

The reduction in benefits increases the risk of tenants falling into arrears. Where this leads to
eviction, this will drive households into the private rented sector and because of the low incomes of
such households, this is likely to be at the cheaper, poorer quality end of the market.

How will we overcome these challenges?

Work will be done to release larger homes for overcrowded families, for example, by encouraging
people who are under-occupying to down-size through assistance with moving. This will also
identify reasons for under occupation and assist in developing incentives and support that would
encourage people to consider downsizing. Some households that are currently under-occupying
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may want to downsize because of the impact of Welfare Reform. We will support these
households by offering early advice and where appropriate practical support in moving. We will
also encourage the development of larger homes. 

We will keep the Allocations Policy and related policies under review to assist in meeting our
statutory obligations, making the best use of stock and assisting those tenants adversely affected
by Welfare Reform to minimise the risk of arrears and eviction. We will provide a housing options
service that can provide advice and signposting on a range of housing options, which in turn will
alleviate pressure on the demand for Council housing.

We will work with regional partners through the WMBUS partnership to identify innovative ways of
making the best use of stock for example facilitating housing mobility, raising awareness of the
impact of Welfare Reform, proactively facilitating mutual exchanges and bringing housing back into
use that is currently being exploited through tenancy fraud.

Assisting people to move will be only one part of the approach to helping tenants in dealing with
Welfare Reform. Assistance is being offered to tenants with budgeting as well as work on financial
inclusion. We will work with social housing providers and other partners to build capacity within
local people through tenant involvement and empowerment and by providing support and
assistance in accessing employment and training opportunities. By encouraging the use of local
supply chains when developing and improving housing this will help to create local jobs. We will
facilitate the sharing of good practice between partners.

There are many households on the housing register for social housing who could be assisted by
providing alternative housing opportunities. We will offer housing advice to residents regardless of
tenure and we will continue to work with private landlords to increase the options open to those on
the housing register by increasing the number of
accredited landlords that advertise through Homes in
the City, extending the private sector leasing scheme
and exploring the feasibility of a social letting agency.

We will monitor housing needs data to identify the
housing types needed in particular by those on the
housing register and use this information to influence
any new build of social housing.

We will work with all our management agents so that
management agreements are up to date and fit for
purpose with a focus on improving service delivery,
achieving value for money and tenant satisfaction. We
will support them in reviewing and refining their
housing management practices in response to
challenges posed by Welfare Reform by providing a
forum to share best practice.

As part of on-going continuous improvement we will
work with our managing agents to reduce the time
and cost of getting homes ready to re-let.

We will work in partnership with locally operating
Registered Providers to encourage good
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Priority 5: Improve standards in the private rented sector 

The private rented sector plays an important role in meeting high levels of housing need. This will
increase as more homes are rented out or repossessed because of housing market conditions.
The Census 2011 shows that the percentage of residents who privately rent has doubled since
2001 from 6.6% to 13%. As households find it difficult to access owner occupation due to the
need for larger deposits, private rented sector demand continues to grow and is already likely to
exceed Census figures. Increasing the supply of good quality and well managed property within
this sector will become increasingly important to meeting housing need.

What are the key challenges?

With much of the growth within the private rented sector having been driven by individual landlords
with small portfolios, the quality of housing and its management can be quite varied with some
being below acceptable standards. As there is a large number of landlords, to ensure we have the
widest impact, both a preventative and a targeted approach is required.

The private rented sector plays an important role in housing the City’s residents including
vulnerable and homeless people. The City’s Child Poverty Strategy identifies a high correlation
between child poverty and concentrations of private rented property. 

There is a need to respond to the findings of the Montague Review and explore institutional
investment in private rented sector new build, to increase supply and raise the quality and

management of properties and estates as well as work in partnership on the range of services and
housing options they can provide.

We will ensure our managing agents are compliant with the Equality Act and we will monitor the
Equalities impact of the work they do.

Case Study

Let’s Get Swapping!

With the onset of Welfare Reform, Wolverhampton Homes has been looking at ways of getting the
most out its existing stock. 

Wolverhampton Homes has been working to make the process quicker and easier by bringing
tenants together to swap homes. Where one family is getting bigger and another is getting smaller,
it is a quick and easy way to move tenants into properties that suits their needs and they don't
need to be on a waiting list either. Examples include working with other local authorities and
Registered Providers across the West Midlands to develop a mutual exchange portal ‘Let’s Swap’,
holding ‘speed dating’ events to bring tenants together who are interested in mutually exchanging
their properties in certain areas of the City and working with the City Council to review the
Allocations Policy. 

One example is Kathryn from the All Saints area of the City who managed to downsize from her
house and get the bungalow she wanted. By being matched up with a tenant who needed a
bigger home, it was win-win for everyone involved.

Kathryn said: “I’m so happy now I’ve got a bungalow. It’s also good to know that I’ve helped give a
family a new home in my old house”.
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management standards of properties within the sector.

There are a number of Houses in Multiple Occupation
(HMOs) within the City with concentrations in certain
areas.

How will we overcome these challenges?

We will work with our partners using a complementary
range of private housing interventions to address the
quality and management of the private rented sector. 

We will use revenue funds where available on proactive
work such as increasing enforcement, accreditation and
licensing programmes. We will use capital investment
where available through repayable grants and loans to
enable owners where required to bring their homes up to
the minimum statutory standard when no other option is
available. We will have a targeted approach so that those
properties in the worst condition and those that house
vulnerable people are prioritised.

Landlords will be encouraged to work more closely with
the Council through a Private Landlords Forum that will facilitate joint working and improve
communication, through which we will develop a joint work plan to improve quality and
management across the sector. This will also help to tackle Child Poverty. 

Case Study

Private Sector Intervention at Park Village

Park Village was identified as a priority area for renewal and improvement work. The area has a
limited tenure mix with a high proportion of private rented sector properties. This combined with
factors such as properties with a low energy efficiency rating, poor property management, Anti
Social Behaviour and fly tipping, led to high turnover rates and transient communities. Due to
limited resources the Council developed an intervention plan for the area targeting the most
pressing issues. By working with landlords and residents the Council has delivered a number of
successful schemes.

Gating Project

Following consultation with owners and key stakeholders in the area, officers from the Private
Sector Housing team agreed to address a constant stream of fly tipping that had been an issue in
the area for a number of years. Fly tipping included 110 tyres, doors, window frames, bulky
household waste like sofas and white goods, carpets, luggage, chemical containers, garden
waste, and mattresses. 

A problematic communal driveway was identified to pilot the initiative. Working with the owners
and tenants of the 24 properties affected the team sought a proportional financial contribution from
each owner towards the supply and fitting of a strong metal gate at the entrance. 

Since completion there have been no further incidents of external fly tipping at this area.                   
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Garden Clearance Project

The gardens of a block of six terraced properties, owned by a single landlord, had become a
recycling yard for the waste eminating from the rental properties in his portfolio. This has led to
complaints regarding the smell and unsightly appearance as well as health and safety issues.

Officers worked with the landlord to ensure all the waste was cleared, overgrowth cut down and
new fencing erected for all 6 properties. This was achieved through collaboration but backed by
the potential of enforcement action being undertaken if the landlord was not willing to comply. The
gardens have since been well managed and maintained by the respective tenants.

We will roll out a scheme of landlord and property accreditation to raise standards. This will align
with work we are undertaking around increasing housing options to those on the housing register
and the feasibility work on developing a social lettings agency.

Where landlords are not willing to cooperate and conditions remain substandard we will use our full
range of enforcement powers. If necessary we will explore the options of private sector licensing
schemes and management orders in neighbourhoods with concentrated areas of neglect.

We will closely monitor the spread of HMOs to avoid high concentrations in any one particular area
and will maintain our existing licensing regime to ensure compliance and protect the safety of
tenants and the quality of neighbourhoods. We will also look at the feasibility of additional licensing
of HMOs City-wide or in priority neighbourhoods where necessary.

Case Study 

Selective Licensing “Raising Housing standards in All Saints”

Selective Licensing was introduced in All Saints in order to encourage investment, tackle Anti
Social Behaviour, combat a failing housing market and address poor housing and property
management conditions within the private rented sector market. The designation came into effect
on 4th January 2012 and lasts for 5 years.

Private landlords and letting agents operating within the designated area are required to obtain a
licence in order to let their property. To comply with the conditions attached to the licence they
must provide the Council with documents including a copy of the Annual Gas Safety CP12, an
Electric Installation Condition Report (EICR) and Energy Performance Certificate (EPC) as well as
effectively manage the tenancy and respond to any Anti-Social Behaviour reported at their
property. Penalties are in place for those landlords who do not come forward or try to avoid
licensing.

The Selective Licensing Scheme is beginning to successfully impact on the overall regeneration of
the All Saints area of the City, having influenced Partners’ decisions for examaple to implement the
Community Energy Savings Programme in the area.

The project has received commendation from the Police and the UK Border Agency, who also
support the principle of strategic licensing intervention for private rented accommodation on an
area or citywide basis. Council officers are currently working to voluntarily improve the rental
properties in Park Village; unless significant improvements are made the Council has given an
undertaking to consider Park Village as another area for Selective Licensing.
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5. HOW THE STRATEGY WILL BE DELIVERED AND MONITORED

A Delivery Plan has been developed which sets out all the key actions the Council and our partners
will undertake to address the challenges identified throughout this Strategy. This Delivery Plan will
be closely monitored by the housing governance structure set out below by engaging partners and
stakeholders to ensure we achieve our priorities for housing.

Governance
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Day to day responsibilities for managing delivery

Day to day management of delivery and performance will be undertaken by the Council, which will
provide regular reports to the Housing Operational Board. Tasking groups, including wider interests
such as businesses, education and skills, will take responsibility for the delivery of key actions.
These tasking groups may become active at different times over the lifetime of the Strategy and
can be dissolved or new groups created in order to progress the Delivery Plan. The following
tasking groups will be formed to begin taking work forward on the Delivery Plan:

• Involving Communities
• Creating Opportunities
• Private Rented Sector
• Green Deal
• Housing Development 
• Supporting Residents

Residents can offer a great deal of expertise in their local area and on local housing need. This will
be fully explored to ensure that communities have the opportunity to shape the housing offer so
that housing and housing related support meets the needs of local people and local communities.
We will endeavour to involve local people in consultation and planning on an on-going basis to
ensure that needs and aspirations are understood and met.

Wolverhampton’s Local Neighbourhood Partnerships have been involved in the development of
this Strategy and we will seek to build upon this relationship. Local Neighbourhood Partnerships
will be involved in the development of strategies, policies, plans and programmes. 

Social housing providers will be responsible for holding a continuing conversation with residents
about aspects of delivery of their service. Where possible this will proactively involve Local
Neighbourhood Partnership structures as a means to reach a wider audience than the tenant base.

Partnership arrangements

The Housing Executive Board will review the way that the Council and partners work together with
a view to establishing closer working partnerships. The aim will be to create the conditions in which
partners will benefit by aligning their activities to the Housing Strategy priorities and actions.

In order to deliver the Housing Strategy and Delivery Plan, the Housing Operational Board will
include a wider range of partners including our management agents, Registered Providers,
voluntary sector, private developers and financial sector.

Supporting delivery of the City Strategy

Performance of the Housing Strategy on indicators that support the City Strategy will be reported
by the Executive Board to the relevant Delivery Cluster Meeting. 

Housing issues form an important part of the Re-Invigorating the City Delivery Cluster and as a
result there will be a housing sub-group for this cluster. This sub-group will be made up of those
who have responsibility for delivering housing related actions in the City Strategy, which will include
members of the Strategic Housing Operational Board.
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