The Future of the Right to Buy and Right to Acquire 

Response form

We welcome comments on all aspects of the proposals. We are particularly interested in responses to the questions. The first part of the form asks for information about you and/or your organisation
	Name:


	Hugh Russell

	Organisation 
(if applicable):


	Community Housing Cymru

	E-mail address:


	hugh-russell@chcymru.org.uk

	Telephone:


	02920 674802

	Address:


	Community Housing Cymru Group 

2 Ocean Way, Cardiff, CF24 5TG

	Are you:

(please tick one)


	A tenant
	A Social Landlord
	Other
✓

	If “Other”, please give details


	Representative body for housing associations and community mutuals in Wales. 


	Helping people to meet their housing needs 

	1. Should the Welsh Government take more action to help people whose needs cannot be met by the housing market? (please tick one box)


	Yes
	No

	
	✓
	

	2. Should the Welsh Government do more to keep the current stock of social rented homes by protecting it from further reductions as a result of Right to Buy sales? (please tick one box)

	Yes
	No

	
	✓
	

	3. If action is taken, would any particular groups of people be affected more than others? (please tick one box)


	Yes
	No

	
	  ✓
	

	4. If anyone would benefit from changes to the Right to Buy, please say which group(s) of people and what the benefits would be.
It can be anticipated that any regulatory changes which will reduce the frequency with which social housing stock becomes privately owned will be beneficial for those for whom the private rented sector is unsuitable and for whom property ownership is a financially unattainable state. Removal/ reduction of the Right to Buy/ Right to Acquire (RTB/RTA) is an opportunity to reduce pressure on social housing and stem the rise in number of people on waiting lists for a property. These people will be the principle beneficiaries of the proposed changes.  
Similarly, as noted in the consultation document, removal of RTB/RTA may reduce anxiety about the development of new social housing among local authorities concerned that newly built, publically funded homes may end up in private ownership, thus encouraging more much needed home building and further benefitting the aforementioned group.


	5. If anyone would be affected in a negative way, please say which group(s) of people and what might to be done to mitigate the impact(s). 

The reduction and eventual removal of RTB/RTA may negatively affect some, already securely housed, social housing tenants who wish to become home-owners but cannot afford the market rate, however, CHC is of the opinion that this group’s preference of tenure should be a significantly lower priority for the Welsh Government than the needs of those who are on social housing waiting lists because of low stock levels. 

The Welsh Government already provides alternative solutions for those wishing to access home ownership, so we feel that the negative impact on this group of the removal of RTB/RTA requires no further mitigation (see response to Q.7). 



	Reducing the maximum sales price discount

	6. Do you agree with the proposal to reduce the current discount? (please tick one box)


	Yes
	No

	
	✓
	

	7. In a few words, please say why you answered in this way. 

The RTB/RTA discount was contrived to provide social housing tenants with a way to gain access to home ownership. There are now other ways that this can be achieved, through Low Cost Home Ownership and, more recently, Help to Buy Wales. These schemes provide people with the ability to gain access to the owner-occupier market without reducing social housing stock. The RTB/RTA discount has become outmoded; the disadvantages attached to it overbearingly outweigh its benefits and, given the alternative schemes on offer, tenants no longer need it to gain access to a home of their own. As such, we are of the opinion that the discount should be sharply reduced before the scheme in Wales is phased out entirely, as soon as possible. 


	8. Do you agree with the proposal to reduce the discount to £8,000? (please tick one box)


	Yes
	No

	
	
	   ✓

	9. If “No”, to what figure do you think the discount should be reduced?
We appreciate that slashing the discount available in half is a step in the right direction, however we are concerned that this may not go sufficiently far and still offers a significant reduction on the market value, which will mean a continued diminution in social housing stock.  We therefore argue that the reduction made brings the discount down to the smallest possible amount, in the short term, and removes it altogether as soon as is politically practicable. Given the concern noted in the consultation document that there is likely to be a spike in the number of applications to purchase social housing immediately before the removal of RTB/RTA, we feel that the discount could be decreased still further, thus doing more to dampen enthusiasm to remove even more homes from the social housing sector.  


	10. This box is provided for any other comment(s) you wish to make about the proposal to reduce the discount or about the Right to Buy more generally.  

In the light of the bad press the sector has often received in the media over recent years (‘Benefits Street’, etc.) CHC and our members are working hard to promote the positives of social housing; we feel that RTB/RTA sales (and political promotion of the scheme) further stigmatise social housing as housing of last resort, directly contradicting what we are trying to achieve.

Further, as it is often the homes in best condition that are bought under RTB/RTA, the scheme reduces effectiveness of social housing services as landlords seek to manage and maintain fewer homes in poor condition with lower rental income. The recent Conservative proposals for the sale of the most valuable properties in England risk the total residualisation of social housing stock over the border; by halting RTB/RTA here we can avoid this happening in Wales. 


	Ending the Right to Buy and Right to Acquire  

	11. Do you agree with the proposal to develop new legislation to end the Right to Buy? (please tick one box)


	Yes
✓
	No

	12. In a few words, please say why you answered in this way.
As previously noted, CHC is in favour of any regulatory solution to the very serious and widely acknowledged problem of low social housing availability.
Not only does RTB/RTA exaggerate this issue, our Your Benefits Are Changing (YBAC) service has also dealt with many cases in which RTB/ RTA has left people significantly disadvantaged; for example, Mrs W contacted YBAC regarding her application for bereavement allowance following the death of her husband. We were made aware during an advice session that her home had been purchased through a right to buy/acquire with a large discount. Over subsequent years she has remortgaged the property using equity to consolidate other debts and is now left with an interest only mortgage with very little time left to repay the outstanding amount and next to no equity available. Mrs W has received information about Equity Release from a Care and Repair Cymru agency but is also considering selling and moving back onto the social housing waiting list. This is an example of an ever increasing number of people for whom the RTB/RTA has not been a successful process for the homeowner.
While RTB/RTA is often presented as a boon for those enabled to access the owner-occupation market, it is not always a positive move for those people.



	13. If you answered “No” to Question 11, should the Welsh Government simply continue with other options, such as the opportunity a Local Authority currently has to apply to suspend the Right to Buy in its area?
	Yes
	No

	
	
	

	14. This box is provided for any other comment(s) you wish to make about the proposal to develop new legislation to end the Right to Buy or about the Right to Buy more generally.  
We concur with the response provided by Pembrokeshire Housing Association that the Welsh Government should revoke Statutory Instrument 2005 No. 2681 (W.187) - The Housing (Right to Buy) (Information to Secure Tenants) (Wales) Order 2005, which requires social landlords in Wales to publish and circulate, to all tenants, information on the RTB/RTA at the start of every tenancy and at least once every 5 years. This will further reduce the number of people accessing the RTB/RTA discount, thus diminishing the reduction in stock levels, and will also reduce administrative burden on RSLs, further increasing their capacity to provide a high level of customer service to tenants.
There are a number of downsides to the continued provision of RTB/RTA discounts which have not yet been covered: 
The scheme often leads to breakdown of community cohesion; where once tenants would live alongside neighbours for a protracted period, forming the relationships key to successful community development, the RTB/RTA has undermined this state of affairs, as former social housing tenants sell properties or let them out privately. On a similar note, anti-social behaviour cannot be as effectively managed by RSLs on mixed tenure estates as it can be on those estates which are managed wholly by the landlord, further adding to the breakdown of social cohesion. 
Another issue is faced by social tenants living in blocks of flats. Where one of these flats has been sold as a leasehold through the RTB/RTA scheme, this can create significant issues for the rest of the block in the eventuality of repairs being needed. Often the leaseholder blocks or is unable to afford the required repairs undertaken under the terms of the lease. The social landlord is then faced with either not undertaking the repairs or being forced to subsidise the leaseholder, either way at the expense of its social tenants. Such situations can also lead to the leaseholder having to get into debt. We are in favour of mixed tenure communities, but clearly in incidences such as these, the RTB/RTA creates an (often unforeseen) financial problem that the prospective purchaser is unable to tackle..
Properties purchased under RTB/RTA are often bought by people who are not able to afford to maintain them to the same standard as those properties around them, which have benefitted from the achievement of the Welsh Housing Quality Standard. Consequently, these properties are often of a low quality. The impact of living in homes which are poorly maintained on residents’ health can be considerable, as a causal factor in respiratory problems or poor mental health, for example
. For further information on the links between housing and health, we recommend visiting the article CHC wrote for the Prudent Housing website: http://www.prudenthealthcare.org.uk/housing/ 
We support the notion put forward by Monmouthshire Housing that, in the time until the RTB/RTA discount is abolished entirely, more stringent affordability tests are put in place, to ensure that those purchasing homes are able to meet the costs associated with maintaining them. We also support Monmouthshire’s proposal that, before RTB/RTA’s abolition, the qualifying period to access the scheme should be increased to 5 years.
We welcome the recent news that Swansea Council has been granted permission by the Welsh Government to suspend the Right to Buy for five years.



	If you are responding on behalf of your organisation, please tick the box.


	
	✓


� � HYPERLINK "http://www.cpa.org.uk/cpa-lga-evidence/ExtraCare_Charitable_Trust/TheHousingandAgeingAlliance-PolicyPaper-Health,HousingandAgeing.pdf" �http://www.cpa.org.uk/cpa-lga-evidence/ExtraCare_Charitable_Trust/TheHousingandAgeingAlliance-PolicyPaper-Health,HousingandAgeing.pdf� 






