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Communities, Equality and Local Government Committee

Stage 1 Consideration of the Regulated Mobile Home Sites (Wales) Bill - Peter Black 
AM – Members Bill

Written Evidence from the Minister for Housing, Regeneration and Heritage

Consultation Questions

General

1. Is there a need for a Bill to amend the arrangements for licensing and make provision 
for the management and operation of regulated mobile homes sites in Wales?

Yes, there is a definite case to amend the existing mobile home site licensing regime and I 
would have considered including measures to change the existing arrangements in the 
context of the forthcoming Housing Bill if Peter Black had not been successful in the ballot 
for his Members Bill.  Recent research by Consumer Focus Wales makes a strong case 
for amending the existing site licensing arrangements, which are in some respects quite 
outdated.  We need a more modern approach to mobile home site licensing which protects 
the interests of residents and site owners and operators.  There is a definite need for local 
authorities to be able to charge for issuing licences and to be able to cover their 
enforcement costs.  The procedures surrounding the sale and gifting of mobile homes also 
need modernising so that the interests of all parties to the transaction are more securely 
protected.  Mr Black’s Bill does cover these matters but more work needs to be done on it 
to ensure that the new licensing system covers all the issues that are relevant to the 
success of a new licensing regime.

2. Do you think that the Bill, as drafted, delivers the stated objectives as set out in the 
Explanatory Memorandum?

Overall I would say yes.  However, I have some concerns in relation to the transitional 
arrangements between the existing regime and the new system that Mr Black wants to 
introduce.  It is not clear whether Peter’s intention is to revoke all existing site licences, 
which could have consequences in relation to planning permission, or whether the new 
regime applies only to new sites which will be established after the Bill is enacted.  If it is 
the latter option, then arguably the Bill will have little effect on the sector as a whole as it is 
unlikely that a large number of new sites will be established in the short term.  The Bill as 
drafted does enable Welsh Ministers to make Orders which will cover transitional 
arrangements, but at the same time these could have been included on the face of the Bill 
for the purpose of clarity.  We will need to find a way to ensure that the new regime applies 
to all sites and could achieve this by giving existing licence holders a period of grace to 
reapply for site licenses under the proposed new arrangements.   

3. In your view, will the licensing and enforcement regime established by the Bill be 
suitable? If not, how does the Bill need to change?

Whilst the general principles behind the Bill are suitable there are certain areas where key 
details are lacking and the Bill will need to be amended to ensure that all the relevant 
issues are covered.  Whilst some unintended consequences of changing the licensing 
regime are highlighted in the Bill’s Explanatory Memorandum, no real measures have 
been considered to deal with these unintended consequences.  I am particularly 
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concerned about the possibility of owners of residential sites applying to local authorities to 
have the use of their sites changed to providing holiday accommodation to avoid 
compliance with the new licensing regime that Peter’s Bill seeks to introduce.  This would 
obviously also have a detrimental effect on the accommodation that is currently provided 
by sites that are licensed for residential purposes and could provide significant problems 
for local authorities who have also licensed sites for mixed purposes. There would also be 
implications for permanent residents who might find themselves displaced if sites changed 
use.  This issue will need to be addressed by this legislation in order not to provide a 
loophole that could be exploited by some site operators and owners. 

4. Are the Bill’s proposals in relation to a fit and proper person test for site owners and 
operators appropriate, and what will the implications be?

The Welsh Government recognises the need for some form of fit and proper person test to 
be included in any new site licensing regime that is under consideration.  However, the 
test that is contained in the Housing Act 2004 in relation to HMO licensing does need to be 
enhanced and I am glad to see that Peter has worked on this and now includes 
contraventions of equality legislation in his enhanced test.  It would also have been useful 
if he had considered firearms offences for inclusion as the Scottish Government recently 
did in its private rented sector legislation.  Again this is something that we could look at as 
the Bill progresses.

There also seems to be some confusion in the Bill’s Explanatory Memorandum about how 
the test is going to be applied and who will need to pass it.  For example, paragraph 61 
states that “In order to be granted a licence the owner and manager (or other persons 
involved in the management of the site) will need to pass a ‘fit and proper’ person test’” 
and goes on to state that this largely replicates the test that is applicable to owners of 
HMOs under the existing licensing arrangements.  However, the whole point of the test 
under the HMO licensing regime is to enable an owner who fails the test to retain 
ownership of the property and appoint someone who passes the fit and proper person test 
to manage the property on their behalf.  This would also have to be the case with the 
licensing regime that is outlined in Mr Black’s Bill.  In that sense an owner does not have 
to pass the test so long as the person managing or operating the site does so.  This point 
needs clarification before the Bill proceeds.  

5. Are the amendments to the contractual relationship between mobile home owners and 
site owners which would result from the Bill appropriate? If not, how does the Bill need 
to change?

The benefits of the amendments to the contractual relationship between mobile home 
owners and site owners/operators are recognised and I am pleased to see that Peter has 
tackled the issue of alleged “sale-blocking” and has clarified the role that the Written 
Statement plays within the contractual relationship.  However, more work needs to be 
done on the costs associated with the new licensing regime and clarity is required around 
the issue of the additional costs for site owners being absorbed by them and what effect 
this will have on the numbers of sites in Wales.  Will more site owners apply for a change 
of status for their sites to circumvent the new legislation? Will some site owners leave the 
industry altogether or choose to decrease investment in site facilities? These issues need 
addressing and are just mentioned in passing in the Bill’s Explanatory Memorandum.  The 
Bill needs to more fully address the issue of licensing costs rather than just allow Welsh 
Ministers to do this.  There may be a case for allowing local authorities to determine their 
own licensing costs, either on a collaborative regional basis, or individually, provided they 
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publish a fees policy that would cover their approach to all the fees associated with site 
licensing.  I gather this is what the Department for Communities and Local Government is
proposing in the context of the Private Members Bill that is being taken forward in 
England.  There may be merit in considering whether this approach could be adopted as 
an amendment to Mr Black’s Bill.     

6. In your view, how will the Bill change the requirements on site owners/operators, and 
what impact will such changes have, if any?

The intention that lies behind this Bill is a laudable one as it would improve the standards 
of management of mobile home sites and discourage some of the more undesirable 
practices that some site owners and operators engage in.  This is the intended effect of 
the introduction of a fit and proper person test for site owners or their appointed managers.  
However, this measure alone is not a panacea, as experience with HMO licensing 
suggests that very few HMO landlords have actually failed the test to date.  It is also 
arguably the case that a lack of evidence of previous criminal activity does not always 
show that a person is suitable to run a park home site as they could use other people to
engage in intimidatory tactics that fall short of criminal activity and retain their fit and 
proper status.  We need to be very careful in this regard and it may be the case that more 
stringent penalties for contravening site licence conditions are the answer in order to force 
people to comply with the legislation.  Again these are issues to be considered as the Bill 
progresses.  The key to improving the sector involves ensuring that local authorities can 
recover their licensing and enforcement costs through the new licensing regime.  It should 
not become a revenue raising source for local authorities, but the powers to recover 
reasonable costs are undeniably needed and will modernise the sector. 

7. Do you agree that the Residential Property Tribunal should have jurisdiction to deal 
with all disputes relating to this Bill, aside from criminal prosecutions?

I think that it makes sense to convey the powers of jurisdiction for dealing with all disputes 
associated with the Bill onto the Residential Property Tribunal (RPT) as we recently did 
this in relation to disputes between mobile home site residents and site owners.  
Furthermore, the RPT has experience with disputes and appeals that arise out of the 
Housing Act 2004 and is probably best placed to fulfil this function.  The Courts obviously 
also have an important role to play when cases occur in relation to non-application for 
licenses and other penalties for non-compliance with the proposed legislation.   

8. What are the potential barriers to implementing the provisions of the Bill (if any) and 
does the Bill take account of them?

There are issues with the projected costs associated with implementing the Bill as it 
currently stands both for local authorities and the Welsh Government.  It is not clear what 
the additional cost implications are at this stage for local authorities, but the ability to 
recover the costs of the new licensing regime and associated enforcement costs should 
help in this respect.  Collaborative working agreements, which the Bill provides for, could 
also be useful in keeping costs at an acceptable level if these are managed properly.  
Costs falling to the Welsh Government in terms of implementing the legislation are also 
difficult to quantify and could be in the region of £270,000, if all the secondary legislation 
and guidance that the Bill seems to require all have to be implemented.  The Bill’s 
accompanying Explanatory Memorandum does raise these issues but seems to be lacking 
in solutions to the problems that are currently being posed.
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Powers to make subordinate legislation

9. What are your views on powers in the Bill for Welsh Ministers to make subordinate 
legislation (i.e. statutory instruments, including regulations, orders and directions)?

There seems to be a definite imbalance between the amount of subordinate legislation 
and guidance that the Bill requires when compared to the size of the Bill itself.  Although 
the majority of the subordinate legislation powers place duties on Welsh Ministers to make 
Statutory Instruments it is evident that some of the content of the required subordinate 
legislation could have been included on the face of the Bill. The transitional arrangements 
from the existing licensing arrangements to the proposed new regime are an example of 
where this is the case.  The HMO licensing arrangements in the Housing Act 2004, which 
Peter has based parts of his Bill on, include transitional provisions on the face of the Act 
itself.

More specifically, I am also a bit concerned about the way in which Part 4 of the Bill, which 
covers the Management of Regulated Sites, is currently drafted.  It provides a 
discretionary power for Welsh Ministers to approve a code of practice covering the 
management of sites and to consult on a code, yet goes on the place a duty on Welsh 
Ministers to make regulations covering the management of sites.  My question is whether 
both are needed?  Surely well crafted management regulations would cover what is 
needed and requiring a code of practice as well amount to over regulation.

I also have concerns about Part 5 of the Bill, in particular Section 31(3), which provides an 
extremely wide-ranging power for Welsh Ministers to seemingly do almost anything in 
relation to site licensing under the Bill.  Perhaps the Committee share my concerns and 
may wish to have more detail about this power?

General Comment

Even though residential Mobile Home Sites represent a relatively small part of the overall 
housing sector in Wales, there are problems associated with this type of accommodation.  
This is why I had intended looking at reforms to the site licensing system prior to this 
Members Bill being successful in the ballot last year.  Whilst the intention behind the Bill is 
laudable, it still seems that more clarity is needed on quite essential aspects of it before 
implementation.  The scrutiny stages will no doubt tease the relevant issues out and the 
Welsh Government will be considering what amendments are necessary to the Bill in due 
course.  I thank Peter Black for the work that he has done on drafting the Bill and would 
reaffirm my commitment to work with him to produce legislation that will modernise the 
Mobile Home sector in Wales.

Huw Lewis AM
Minister for Housing, Regeneration & Heritage

20 November 2012
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Bethan Davies (Clerk) 
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1. Introductions, apologies and substitutions  
1.1 Apologies were received from Peter Black. Kirsty Williams substituted. 
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1.2 Apologies were also received from Rhodri Glyn Thomas and Ken Skates. There were 

no substitutions. 
 
 

2. Regulated Mobile Home Sites (Wales) Bill: Stage 1 - Evidence 
Session 3  
2.1 The Committee took evidence from representatives of park owners. 
 
2.2 The British Holiday and Home Parks Association and the National Caravan Council 
agree to forward details of their articles of association to Committee. 
 

3. Regulated Mobile Home Sites (Wales) Bill: Stage 1 - Evidence 
Session 4  
3.1 The Committee took evidence from a representative of the Residential Property 
Tribunal. 
 

4. Regulated Mobile Home Sites (Wales) Bill: Stage 1 - Evidence 
Session 5  
4.1 The Committee took evidence from representatives of mobile home owners. 
 
4.2 Mrs Jebbett agreed to forward her views on the interaction between the Bill and 
existing legislation to the Committee. 
 

5. Motion under Standing Order 17.42 to resolve to exclude the public 
from the meeting for the following business:  
5.1 The Committee agreed the motion. 
 

6. Consideration of evidence on Regulated Mobile Home Sites (Wales) 
Bill  
6.1  The Committee considered the evidence received earlier in relation to the 
Regulated Mobile Home Sites (Wales) Bill. 
 
 

7. Agreement of approach for Stage 1 scrutiny of Local Government 
(Democracy) (Wales) Bill  
7.1 The Committee considered and agreed their approach to Stage 1scruitny of the 
Local Government (Democracy) (Wales) Bill. 
 

8. Papers to note  
8.1 The papers were noted. 
 
8.1 Paper to Note - Draft letter to the Minister for Finance  
 
8.2 Paper to note - Additional information from Money Advice Service Cymru following 
meeting on 24 October  
 
TRANSCRIPT 
View the meeting transcript.  
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Huw Lewis AC / AM
Y Gweinidog Tai, Adfywio a Threftadaeth
Minister for Housing, Regeneration and Heritage

Bae Caerdydd • Cardiff Bay

Caerdydd • Cardiff

CF99 1NA

English Enquiry Line  0845 010 3300

Llinell Ymholiadau Cymraeg  0845 010 4400

                Correspondence.huw.lewis@wales.gsi.gov.uk

Wedi’i argraffu ar bapur wedi’i ailgylchu (100%)                            Printed on 100% recycled paper

Ein cyf/Our ref MB/HL/04828/12

Ann Jones AM
Chair

Communities Equality and Local 
Government Committee
National Assembly for Wales

Cardiff Bay
CF99 1NA

Dear Ann

I am writing to you in your capacity as Chair of the Communities Equality and Local 
Government Committee with responsibility for Culture and Heritage matters.

As you will be aware, during 2010 the Communities and Culture Committee undertook an 
Inquiry into the accessibility of Arts and Cultural Activities in Wales. The Committee 
published a report of the findings of this Inquiry in February 2011. The report outlined 16 
recommendations, 14 of which were accepted, in whole or in part, by my predecessor the 
Minister for Heritage.

I have indicated previously that I fully recognise the importance of the issues covered in the 
report and I have confirmed my commitment to taking forward the agreed recommendations 
for the benefit of the people of Wales. I first provided the Communities, Equality and Local 
Government Committee with an update on the progress being made in taking forward these 
recommendations in December 2011. I am now pleased to enclose a further update on the 
significant amount of additional progress made during the last 12 months.

This Action Plan (attached) sets out the detail of each recommendation and identifies which 
organisation has been tasked with delivering it. The comments / progress section provides a 
comprehensive update on the activity that has taken place and an outline of future activity. 
The individual actions cover a variety of different initiatives and require a number of different 
approaches if they are to be successfully delivered. 

You will note the comprehensive nature of the responses obtained from each organisation. 
This reflects the significant level of commitment each organisation is continuing to show in 
ensuring the recommendations are delivered and levels of accessibility and participation are 
maximised amongst the people of Wales.

27 November 2012
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You will note also that the recommendations within the initial report are wide-ranging and in 
many cases will take some time to fully implement if they are to achieve their maximum 
potential. In order to ensure that these improvements can be seen and measured effectively 
and following an internal review by my officials, I now propose to review this Action plan on 
an annual rather than a six monthly basis. This will tie in with the annual update I provide to
the Communities, Equality and Local Government Committee.

I hope you will find this approach satisfactory and trust you will find the progress outlined in 
the Action Plan both informative and reassuring. 

Huw Lewis AC / AM

Y Gweinidog Tai, Adfywio a Threftadaeth
Minister for Housing, Regeneration and Heritage
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o
 e

n
s
u
re

 
th

a
t 
it
s
 a

c
c
e
s
s
 i
n
fo

rm
a
ti
o
n
 i
s
 m

e
a
n
in

g
fu

l 
to

 p
o
te

n
ti
a
l 
v
is

it
o
rs

. 
  

 T
h
e
 C

a
d
w

 I
n
te

rp
re

ta
ti
o
n
 P

la
n
n
in

g
 p

ro
c
e
s
s
 s

e
e
k
s
 t
o
 i
m

p
ro

v
e
 i
n
te

lle
c
tu

a
l 
a
c
c
e
s
s
 t
o
 h

e
ri
ta

g
e
 s

it
e
s
. 
 T

h
e
re

 i
s
 

a
 r

o
lli

n
g

 p
ro

g
ra

m
m

e
 o

f 
w

o
rk

 o
n
 s

it
e
 i
n
te

rp
re

ta
ti
o
n
 i
m

p
ro

v
e
m

e
n
ts

. 
  

 In
 S

e
p
te

m
b
e
r 

2
0
1
2
, 

C
a
d
w

 l
a
u
n
c
h
e
d
 n

e
w

 a
rt

s
 b

a
s
e
d
 i
n
te

rp
re

ta
ti
o
n
 a

t 
C

o
n
w

y
 C

a
s
tl
e

, 
a
n
d
 a

 n
e
w

 f
a
m

ily
-

fr
ie

n
d
ly

 i
n
te

rp
re

ta
ti
o
n
 a

t 
D

e
n
b
ig

h
 C

a
s
tl
e
. 

F
u
rt

h
e
r 

w
o
rk

s
 a

re
a
 p

la
n
n
e
d
 a

t 
B

la
e
n
a
v
o
n
 I

ro
n
w

o
rk

s
, 

C
a
e
rp

h
ill

y
 

C
a
s
tl
e
 a

n
d
 S

t 
D

a
v
id

s
 B

is
h
o
p
’s

 P
a
la

c
e
 i
n
 2

0
1
2
-1

3
. 

 T
o
 d

a
te

 p
a
n

-W
a
le

s
 i
n
te

rp
re

ta
ti
o
n
 p

la
n
s
 h

a
v
e
 b

e
e
n
 c

re
a
te

d
 t
o
 p

ro
v
id

e
 a

 p
la

tf
o
rm

 f
o
r 

a
 c

o
-o

rd
in

a
te

d
 a

n
d
 

c
o
h
e
s
iv

e
 i
n
te

rp
re

ta
ti
o
n
 o

f 
th

e
 s

to
ri
e
s
 o

f 
W

a
le

s
. 
 A

 f
u
rt

h
e
r 

tw
o
 h

a
v
e
 b

e
e
n
 c

o
m

m
is

s
io

n
e
d
 t
h
is

 y
e
a
r:

  
M

a
ri
ti
m

e
 

W
a
le

s
 a

n
d
 P

ri
n
c
e
s
 a

n
d
 L

o
rd

s
 o

f 
th

e
 B

o
rd

e
rl
a
n
d
s
. 
 T

h
e
s
e
 w

ill
 b

e
 c

o
m

p
le

te
d
 b

y
 M

a
rc

h
 2

0
1
3
. 

 W
o
rk

 i
s
 u

n
d
e
r 

w
a
y
 t

o
 r

e
v
ie

w
 C

a
d
w

 a
c
ti
o
n
 o

n
 a

c
c
e
s
s
 t

o
 i
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 s
it
e
s
, 

a
n
d
 t

o
 b

e
n
c
h
m

a
rk

 t
h
is

 a
g

a
in

s
t 
o
th

e
r 

h
e
ri
ta

g
e
 o

rg
a
n
is

a
ti
o
n
s
’ 
a
c
c
e
s
s
 p

la
n
s
 b

y
 M

a
rc

h
 2

0
1
3
. 

 W
e
ls

h
 G

o
v
e
rn

m
e
n

t 
(C

y
M

A
L
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 B

o
th

 t
h
e
 N

a
ti
o
n
a
l 
M

u
s
e
u
m

 a
n
d
 t

h
e
 L

ib
ra

ry
 h

a
v
e
 i
n
v
e
s
te

d
 h

e
a
v
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 i
n
 

e
n
s
u
ri
n
g
 t

h
a
t 
th

e
ir
 b

u
ild

in
g

s
, 

o
n
lin

e
 r

e
s
o
u
rc

e
s
 a

n
d
 s

e
rv

ic
e
s
 m

e
e
t 
a
n
d
 e

x
c
e
e
d
 a

c
c
e
s
s
ib

ili
ty

 s
ta

n
d
a
rd

s
. 
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C
y
M
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L
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 r

u
n
 c

o
n
s
u
lt
a
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o
n
 s

e
s
s
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n
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 t

o
 i
d
e
n
ti
fy

 t
h
e
 a

c
c
e
s
s
 p

ri
o
ri
ti
e
s
 o

f 
d
is

a
b
le

d
 p

e
o
p
le

 a
c
ro

s
s
 W

a
le

s
. 

 
R

e
p
re

s
e
n
ta

ti
v
e
s
 f

ro
m

 a
c
c
e
s
s
 a

n
d
 d

is
a
b
ili

ty
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ro
u
p
s
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s
 w

e
ll 
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s
 m

u
s
e
u
m

s
, 

a
rc

h
iv

e
s
 a

n
d
 l
ib

ra
ri
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s
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e
n
ti
fi
e
d
 

th
e
 n

e
e
d
 f

o
r 

b
e
tt

e
r 

in
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rm
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ti
o
n
 a
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o
u
t 
a
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c
e
s
s
 p

ro
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is

io
n
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In
 r

e
s
p
o
n
s
e
, 
C

y
M

A
L
 h

a
s
 a

w
a
rd

e
d
 a

 t
e
n
d
e
r 

to
 

E
n
a
b
le

 U
K

 t
o
 d

e
v
e
lo

p
 a

n
 A

c
c
e
s
s
 S

u
m

m
a
ry

 T
e
m

p
la

te
. 
 T

h
e
 p

ro
je

c
t 

is
 o

n
 t
a
rg

e
t 
fo

r 
d
e
liv

e
ry

 o
f 

p
h
a
s
e
 1

 i
n
 

M
a
rc

h
 2

0
1
2
. 
T

h
e
 d

ra
ft
 t

e
m

p
la

te
 w

a
s
 t

e
s
te

d
 i
n
 N

o
v
e
m

b
e
r 

2
0
1
1
. 
 T

h
e
 A

c
c
e
s
s
 S

u
m

m
a
ry

 T
e
m

p
la

te
 c

o
n
te

n
t 

a
n
d
 s

tr
u
c
tu

re
 h

a
s
 b

e
e
n
 f

in
a
lis

e
d
 a

n
d
 a

n
 o

n
-l
in

e
 i
n
te

rf
a
c
e
 i
s
 b

e
in

g
 d

e
v
e
lo

p
e
d
 t

o
 e

n
a
b
le

 o
rg

a
n
is

a
ti
o
n
s
 t

o
 

in
p
u
t 

a
n
d
 m

a
n
a
g

e
 a

c
c
e
s
s
 i
n
fo

rm
a
ti
o
n
 a

b
o

u
t 
th

e
ir
 s

it
e
s
 e

ff
e
c
ti
v
e
ly

. 
 T

h
is

 w
o
rk

 i
s
 o

n
 t
ra

c
k
 t

o
 b

e
 c

o
m

p
le

te
d
 

d
u
ri
n
g
 2

0
1
2
-1

3
. 

 A
 s

u
rv

e
y
 f

o
r 

th
e
 r

e
s
e
a
rc

h
 p

ro
je

c
t 
'S

p
o
tl
ig

h
t 

o
n
 M

u
s
e
u
m

s
 2

0
1
1
' r

e
s
u
lt
e
d
 i
n
 i
n
fo

rm
a
ti
o
n
 b

e
in

g
 s

u
b
m

it
te

d
 b

y
 

1
0
6
 o

rg
a
n
is

a
ti
o
n
s
. 
T

h
e
 f

in
a
l 
p
u
b
lic

a
ti
o
n
 i
s
 o

n
 t
ra

c
k
 t

o
 b

e
 p

u
b
lis

h
e

d
 b

y
 D

e
c
e
m

b
e
r 

2
0
1

2
/J

a
n
u
a
ry

 2
0
1
3

. 
T

h
e
 

s
tu

d
y
 i
n
c
lu

d
e
s
 i
n
fo

rm
a
ti
o
n
 o

n
 c

u
rr

e
n
t 

p
h
y
s
ic

a
l 
a
n
d
 s

e
n
s
o
ry

 a
c
c
e
s
s
 t
o
 m

u
s
e
u
m

s
 a

n
d
 m

u
s
e
u
m

 c
o
lle

c
ti
o
n
s
. 

 O
n
e
 o

f 
th

e
 m

a
in

 a
im

s
 o

f 
th

e
 C

o
m

m
u
n
it
y
 L

e
a
rn

in
g
 L

ib
ra

ri
e
s
 C

a
p
it
a
l 
G

ra
n
t 
P

ro
g
ra

m
m

e
 a

d
m

in
is

te
re

d
 b

y
 

C
y
M

A
L
 i
s
 t

o
 i
m

p
ro

v
e
 a

c
c
e
s
s
ib

ili
ty

 t
h
ro

u
g

h
 t

h
e
 l
ib

ra
ry

 m
o
d
e
rn

is
a
ti
o
n
 p

ro
g
ra

m
m

e
. 

P
ro

m
o
ti
n
g

 a
c
c
e
s
s
 a

n
d
 

e
q

u
a
lit

y
 i
s
 a

 k
e
y
 p

ri
o
ri
ty

 w
it
h
in

 a
ll 

C
y
M

A
L
 g

ra
n
ts

 s
c
h
e
m

e
s
. 
 L

ib
ra

ri
e
s
 a

c
ro

s
s
 W

a
le

s
 a

re
 a

ls
o
 p

ro
v
id

in
g
 

a
s
s
is

ti
v
e
 s

o
ft

w
a
re

 a
n
d
 h

a
rd

w
a
re

 t
o
 h

e
lp

 d
is

a
b
le

d
 p

e
o
p
le

 t
o
 a

c
c
e
s
s
 l
ib

ra
ry

 r
e
s
o
u
rc

e
s
. 

 A
C

W
: 

A
C

W
 w

a
n
ts

 m
o
re

 p
e
o
p
le

 i
n
 W

a
le

s
 t

o
 b

e
 i
n
 a

 p
o
s
it
io

n
 t

o
 c

h
o
o
s
e
 t

o
 m

a
k
e
 t

h
e
 A

rt
s
 a

 p
a
rt

 o
f 

th
e
ir
 l
iv

e
s
 

a
n
d
 h

a
v
e
 g

re
a
te

r 
a
c
c
e
s
s
 t

o
 t

h
e
m

, 
b
o
th

 a
s
 a

u
d
ie

n
c
e
 m

e
m

b
e
rs

 a
n
d
 a

s
 p

a
rt

ic
ip

a
n
ts

. 
H

o
w

e
v
e
r,

 A
C

W
 i
s
 a

ls
o
 

a
w

a
re

 t
h
a
t 

a
c
c
e
s
s
 t

o
 t

h
e
 A

rt
s
 i
s
 v

e
ry

 u
n
e
q

u
a
l,
 f

o
r 

s
o
c
ia

l,
 e

c
o
n
o
m

ic
, 

g
e
o
g
ra

p
h
ic

a
l 
a
n
d
 f

in
a
n
c
ia

l 
re

a
s
o
n
s
. 

T
o
 

h
e
lp

 a
d
d
re

s
s
 t

h
is

, 
A

C
W

 h
a
s
 p

ro
d
u
c
e
d
 a

 S
tr

a
te

g
ic

 E
q

u
a
lit

y
 P

la
n
. 

T
h
is

 i
s
 d

e
s
ig

n
e
d
 t

o
 m

a
k
e
 s

u
re

 A
C

W
 t
re

a
ts

 
e
v
e
ry

o
n
e
 e

q
u
a
lly

. 
 I

t 
d
e
ta

ils
 1

6
 k

e
y
 a

c
ti
o
n
s
 i
t 

w
ill

 t
a
k
e
 t
o
 i
n
c
re

a
s
e
 e

q
u
a
lit

y
 a

n
d

 d
iv

e
rs

it
y
 i
n
 t

h
e
 a

rt
s
 i
n
 W

a
le

s
. 

T
h
e
s
e
 a

c
ti
o
n
s
 a

re
 m

o
n
it
o
re

d
 a

n
d
 p

ro
g
re

s
s
 i
s
 r

e
p
o
rt

e
d
 t

o
 t

h
e
 C

o
u
n
c
il 

q
u
a
rt

e
rl
y
. 

 A
C

W
 h

a
s
 w

o
rk

e
d
 h

a
rd

 t
o
 e

n
s
u
re

 t
h
a
t 

it
s
 f
u
n
d
in

g
 s

tr
a
te

g
y
 c

o
n
ti
n
u
e
s
 t
o
 a

tt
a
c
h
, 

a
s
 a

 p
ri
o
ri
ty

, 
s
u
p
p
o
rt

 f
o
r 

o
rg

a
n
is

a
ti
o
n
s
 a

c
ro

s
s
 t

h
e
 f
u
ll 

ra
n
g

e
 o

f 
c
o
m

m
u
n
it
ie

s
 i
n
 W

a
le

s
. 
T

h
e
s
e
 i
n
c
lu

d
e
 D

is
a
b
ili

ty
 A

rt
s
 C

y
m

ru
, 
th

e
 

B
la

c
k
 V

o
lu

n
ta

ry
 S

e
c
to

r 
N

e
tw

o
rk

 W
a
le

s
, 
V

o
lu

n
ta

ry
 A

rt
s
 W

a
le

s
 a

n
d
 a

 n
u
m

b
e
r 

o
f 

lo
c
a
lly

 b
a
s
e
d
 c

o
m

m
u
n
it
y
 

a
rt

s
 g

ro
u
p
s
. 

E
a
c
h
 y

e
a
r ,

 A
C

W
’s

 N
ig

h
t 
O

u
t 
s
c
h
e
m

e
 p

ro
v
id

e
s
 n

e
a
rl
y
 6

0
0
 h

ig
h
 q

u
a
lit

y
 p

e
rf

o
rm

a
n
c
e
s
 t

o
 s

m
a
ll 

lo
c
a
l 
c
o
m

m
u
n
it
ie

s
 a

c
ro

s
s
 a

ll 
p
a
rt

s
 o

f 
W

a
le

s
. 

 A
s
 i
s
 o

ft
e
n
 t

h
e
 c

a
s
e
, 
s
m

a
lle

r 
c
o
m

p
a
n
ie

s
 w

o
rk

in
g

 w
it
h
 m

in
o
ri
ty

 c
o
m

m
u
n
it
ie

s
 s

o
m

e
ti
m

e
s
 r

e
q

u
ir
e
 

p
ro

p
o
rt

io
n
a
te

ly
 h

ig
h
e
r 

le
v
e
ls

 o
f 

s
u
b
s
id

y
. 

N
e
v
e
rt

h
e
le

s
s
, 

A
C

W
 c

o
n
ti
n
u
e
s
 t

o
 f

u
n
d
 a

n
 e

x
te

n
s
iv

e
 n

e
tw

o
rk

 o
f 

o
rg

a
n
is

a
ti
o
n
s
 w

o
rk

in
g
 i
n
 l
o
c
a
l 
c
o
m

m
u
n
it
ie

s
 a

c
ro

s
s
 W

a
le

s
. 

A
d
d
it
io

n
a
lly

, 
A

C
W

 i
s
 t
ry

in
g

 t
o
 r

e
a
c
h
 f

u
rt

h
e
r 

in
to

 
n
e
w

 c
o
m

m
u
n
it
ie

s
; 
it
s
 n

e
w

ly
 i
n
tr

o
d
u
c
e
d
 ‘
C

re
a
ti
v
e
 S

te
p
s
’ 
fu

n
d
 i
s
 s

p
e
c
if
ic

a
lly

 d
e
s
ig

n
e
d
 t

o
 i
n
v
e
s
t 

in
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n
d
iv

id
u
a
ls

 
a
n
d
 g

ro
u
p
s
 w

h
o
 h

a
v
e
 n

o
t 

p
re

v
io

u
s
ly

 f
o
u
n
d
 t
h
e
m

s
e

lv
e
s
 a

b
le

 t
o
 a

c
c
e
s
s
 i
ts

 f
u
n
d
in

g
. 

 In
 a

d
d
it
io

n
, 
A

C
W

 h
a
s
 r

e
c
e
n
tl
y
 u

n
d
e
rt

a
k
e
n
 a

 s
u
rv

e
y
 o

f 
it
s
 r

e
v
e
n
u
e
 f

u
n
d
e
d
 o

rg
a
n
is

a
ti
o
n
s
 o

n
 v

e
n
u
e
 a

c
c
e
s
s
 

fo
r 

p
e
o
p
le

 w
it
h
 d

is
a
b
ili

ti
e

s
; 

a
 s

u
m

m
a
ry

 r
e
p
o
rt

 h
a
s
 b

e
e
n
 c

o
m

p
ile

d
. 
T

h
e
 s

u
rv

e
y
 f

in
d
in

g
s
 a

re
 t
o

 b
e
 d

is
c
u
s
s
e
d
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w
it
h
 k

e
y
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ta
k
e

h
o
ld

e
rs

, 
p
ri
o
r 

to
 p

u
b
lis

h
in

g
 a

 f
in

a
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o
rt

. 
R

e
c
o
m

m
e
n
d
a
ti
o
n
s
 f
ro

m
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h
e
 s
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y
 w
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 p
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s
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o

m
m

e
n

d
a
ti
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n
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W

e
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c
o
m

m
e
n
d
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h
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e
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o
v
e
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n
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e
n
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u
re
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h
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n
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u
d
it
 i
s
 t
a
k
e
n
 o

f 
th

e
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c
e
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ib
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ty

 
o
f 
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ll 

p
u
b
lic

ly
-f

u
n
d
e
d
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it
e
s
 

in
te

n
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e
d
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o
r 
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ro
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is

io
n
 o

f 
a
rt

s
 

a
n
d
 c

u
lt
u
ra

l 
e
x
p
e
ri
e
n
c
e
s
. 
(P

a
g

e
 

5
0
) 

 
 

A
C

W
: 

S
e
e
 r

e
c
o
m

m
e
n
d
a
ti
o
n
 4

 a
b
o
v
e
. 

 A
n
y
 p

ro
je

c
ts

 w
h
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h
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re
 p

a
rt

 o
f 

A
C

W
’s

 5
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e
a
r 

c
a

p
it
a
l 

p
ro

g
ra

m
m

e
s
 a

re
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u
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m
a
ti
c
a
lly

 a
s
s
e
s
s
e
d
 i

n
 t

e
rm

s
 o

f 
p
h
y
s
ic

a
l 
a
c
c
e
s
s
ib

ili
ty

. 
 A

p
p
lic

a
n
t 

o
rg

a
n
is

a
ti
o
n
s
 m

u
s
t 

s
a
ti
s
fy

 t
h
e
 r

e
q

u
ir
e
m

e
n
ts

 o
f 

th
e
 E

q
u
a
lit

y
 A

c
t 

b
e
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re
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n
y
 

g
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n
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m

o
n
ie

s
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 p

ro
v
id

e
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. 
  

 C
a
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Response to questions asked at Communities, Equality and Local 

Government Committee Meeting - 24 October 2012 

 

 

1.   The role of housing associations’ financial inclusion officers and teams 

 

The creation of Financial Inclusion Officer positions across the sector since 

2008 allowed housing associations to take a strategic approach to tackling 

financial exclusion and consequently they are better positioned to be able to 

help their tenants cope with the impact of welfare reform. 

 

The financial inclusion officers were able to map services both internally and 

externally, identify gaps in provision and pull in funding to target those tenants 

most at risk from financial and social exclusion.   

 

This has created an advice sector within the housing sector with roles ranging 

from money advisers, to welfare benefit advisers, to energy efficiency advisers.   

 

CHC is supporting this increase in advice work within the sector by providing 

members with an Advice Network from 2013, which will ensure that advice 

workers in the sector are regulated by the relevant bodies, members of 

appropriate bodies and are up-to-date with legislation and policy changes.   

 

Example 1.  Hafod Housing Association currently employs a Welfare Benefit 

Officer and Specialist Money Adviser to deal with individual case work but also 

undertake joint working with other teams such as the Community Focus Unit.  

Between April 2011 and March 2012 the service dealt with 238 Money Advice 

and 411 Benefits Advice Referrals.  The Welfare Benefit Adviser retrieved 

backdated housing benefit of £11,801.71, which prevented homelessness for 

many families.  29 Welsh Water Assist applications were made, potentially 

saving tenants a total of £48,747.85.  The total financial benefit achieved for all 

tenants using the services of the Welfare Benefit Officer was £181,537.72. 
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Advisers are now working with Local Authorities to identify those who will be 

affected by the bedroom tax. Hafod estimate that approximately 1050 or 30% 

of their tenants will be affected. 

 

 

Example 2.  Monmouthshire Housing Association employed a Financial 

Inclusion Officer in 2008 who developed a 7 objective financial inclusion 

strategy: 

 

• Objective 1: To provide access to free face-to-face advice. 

• Objective 2: To promote access to affordable credit. 

• Objective 3: To promote income maximisation. 

• Objective 4: To promote access to financial products and services. 

• Objective 5: To provide financial capability and financial literacy support. 

• Objective 6: To build employability and lifelong learning support into each of 

the 5 financial inclusion objectives. 

• Objective 7: To work in partnership to achieve FI objectives. 

 

Out of these objectives the Financial Inclusion Officer secured funding to:  

• Employ 2 Income and Energy Advisers 

• Run an Income Maximisation and Debt Advice Project 

• Deliver face-to-face advice on energy efficiency 

• Run financial capability courses 

• Run courses which link financial inclusion with employability 

 

 

Example 3.  Wales & West Housing employs 2 Money Advice Officers (MAO) to 

oversee the delivery of financial inclusion information to residents.  WWH led 

on the funding and development of the “My Home” pre-tenancy pack in North 

Wales and now all nominees or applicants are provided with the pack which 

explores the financial challenges of moving into a new home. The ‘My Home’ 

resource provides an alternative vehicle for those residents who are 

uncomfortable with the written word or just prefer a more attractive form of 

exchanging information. The MAOs ensure that housing officers are trained 

and provided with a financial inclusion folder.   
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2.  Providing financial capability of tenants within a particular social 

group, such as those who do not speak English 

 

Housing associations regularly profile their tenants to identify those residents 

who would prefer correspondence in different languages or font size as well as 

the use of language line. 

 

Example:  Melin Homes regularly attend community events including the Black 

Minority Ethnic community group meetings. Melin has a Residents’ Panel and a 

Youth Forum, and the financial inclusion team use their guidance to inform 

their projects, policies and procedures.   

 

Upon tenancy sign up, Housing Officers are able to identify requirements for 

those residents whose first language is not English and also those tenants who 

may require extra support with communications, for example, Large Print, 

Braille or the use of a Hearing Loop.   

 

 

3. Data on the number of people who will be affected by the bedroom 

tax. 

 

From April 2013 the amount of housing benefit a claimant receives will depend 

upon the new size criteria.  Under-occupancy will impact on 40,000 households 

in Wales and the average loss per household will be £600 per annum.  (DWP 

POG Papers & Family Resource Survey).   

 

CHC surveyed its members in June 2008 and found that at that time 56% of 

members were able to provide data on the number of their homes which will 

be under-occupied. In terms of the number of homes currently under-

occupied, figures varied between 200 and 1700 homes from the associations 

that were able to provide data, with an average of 952 homes under-occupied. 

 

These associations have worked creatively to gather data from a number of 

sources, including tenant profiling, and, where available, DWP and local 

authority figures. The responses indicated average under-occupation levels of 

21.6%, with the majority of responses falling between 15 and 25%.   Please see 

the attached report for detailed information.   
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CHC continues to work with members to asses and mitigate the impact of the 

bedroom tax on both tenants and landlords.  A second welfare reform event 

will take place in January and members and Local Authorities are invited to 

learn about the latest policy developments and share good practice.   

 

Example:  Wales & West Housing estimate that approximately 1200 properties 

out of over 8,000 will be affected by under-occupancy.  All housing officers 

have been provided with an Under-Occupancy Interview Visit and Personal 

Housing Plan (PHP) form which they will complete face to face with every 

affected household. A budget sheet and benefit check will also be completed 

and attached to the PHP form. The MAO will analyse the information and 

create an individual action plan. This, along with an updated budget sheet 

showing the likely estimated increases in rent and Council Tax on 1st April 

2013 will be returned to the resident so that they will have as complete a 

picture as possible of the impact of the bedroom tax and other welfare reform 

changes. This approach should assist them to make an informed choice about 

whether to stay in their home or consider moving. This exercise will also 

identify residents who are already struggling financially and the appropriate 

level of support will be offered. 

 

 

Clare Williams, CHC 

November 2012   
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Moneyline Cymru briefing for  

Communities, Equality and Local Government Committee Meeting 

24 October 2012 

 

Moneyline Cymru Achievements to date: 

• Moneyline Cymru has issued over 11,000 loans to those who would otherwise have 

no option but to borrow from doorstep or illegal money lenders 

• Over £5.2m has been loaned to customers 

• More than 4,600 savings accounts have been opened by people who have never 

previously saved money and customers have saved a cumulative total of over 

£450,000 

• Community Housing Cymru’s linked money advice project identified over £200k of 

under-claimed benefits and over £570k Dwr Cymru affordability tariffs and arrears 

write-offs through referrals from loan officers 

 

Background: 

1. Moneyline Cymru was developed by housing associations in Wales to provide 

affordable, responsible loans to those who are otherwise ignored by mainstream 

providers.  In 2008 more than 150,000 households in Wales were borrowing from 

doorstep lenders.   According to the Wales Illegal Money Lending Unit, illegal money 

lending rose from an estimated 15,000 cases in 2008 to 26,000 in 2012.  Assuming a 

similar pattern occurred with instances of doorstep lending approximately 210,000 

households could now be borrowing from doorstep lenders. 

 

2. Moneyline Cymru strives to make services accessible to anyone in the community 

requiring access to affordable lending. Working with RSL partners enables Moneyline 

Cymru target those areas that scored highest on the Wales Index of Multiple 

Deprivation (2008). Indeed, this was the basis for securing DWP funding in Moneyline 

Cymru’s operational areas with 333 Lower Super Output Areas falling within the most 

deprived 50% in Wales. 

 

3. Commissioned research indicated much higher levels of benefit dependency, 

disability and unemployment in these areas with a proportionately higher than 

average use of home collected credit. To address inequalities the message was aimed 

at these areas in particular.  
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4. Moneyline Cymru’s relationship with customers is helping them to prepare for 

Universal Credit.  Almost every new customer opens a savings account and saves 

money on a weekly basis via one convenient combined loan and saving payment.  

Customers are also able to access CHC’s money advisers. 

 

5. A Moneyline Cymru loan can increase self-esteem, self-confidence and financial 

resilience.  The impact can extend into education, health, reduction in criminal 

activity, and tenancy sustainment.  

 

6. Welsh housing associations have pledged their support for Moneyline Cymru by 

providing a revenue grant of over £700,000 to fund six high street outlets in Bridgend, 

Cardiff, Newport, Merthyr Tydfil, Rhondda Cynon Taff (Pontypridd) and Torfaen 

(Cwmbran) and a further outlet in Wrexham in 2013.   

 

7. Moneyline Cymru is developing and opening up the service to those outside the 

current catchment area by opening an outlet in Wrexham in 2013 and a further outlet 

in Swansea. 

 

8. Moneyline Cymru is developing a phone line which will service rural communities by 

the middle of 2013.    

 

9. For Moneyline Cymru to continue to grow income from lending must covers costs. 

Much of the collaborative work with Social Business Trust and Credit Suisse has been 

around improving and sharpening systems and performance without losing the 

unique selling point, (USP); relationships developed with customers.  

 

10. Moneyline Cymru is seeking new loan capital and will pay a dividend on the capital 

raised.  Additional loan capital will help Moneyline Cymru increase its coverage to 

provide face-to-face services in West Wales and beyond.   

 

 

Recommendations: 

 

1. That Welsh Government should consider providing a capital grant to Moneyline 

Cymru to ensure that the most financially excluded have access to financial services. 

2. That Welsh Government lend its support to Moneyline Cymru as a responsible 

alternative for those who are unable to access credit union loans. 

 

Please see the link below for a case study.   

 

https://www.dropbox.com/s/fegb6e099nubtxf/Tim%20Porter.m4v?m 
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Community Housing Cymru is working with our members to assess the impact of welfare 

reform upon their businesses in the coming years.  The main objective of this study was to 

identify the scale and depth of the work being carried out by Housing Associations, if any, to 

prepare for the changes being brought in by the Welfare Reform Act. 

 

Alongside a strategic welfare reform day, we presented members with a questionnaire, and 

the results are outlined below. We received 16 responses to the survey between June 11
th

 

and July 31
st

 2012. 

 

 

 

 

Assessing the impact of Housing Benefit changes 
 

In the responses to our questionnaire, 81% of members indicated they are carrying out some work 

on assessing the impact of the reforms upon their business plans. Some associations have been able 

to carry out a full assessment with the data available to them, while others have calculated the 

effect of some component parts, and others are still carrying out their assessments. 

  

 
 

One difficulty that associations have encountered to date was a lack of access to data on benefit 

claimants, with a large number working pro-actively with local authorities and on tenant profiling 

solutions to overcome this. 

 

 
 
 
 

0

2

4

6

8

10

12

Yes No Currently working on this

Has your organisation assessed the impact of housing benefit changes against your 

business plan?

Page 38



Working with local authorities 
 
94% of associations indicated that they had held discussions with the relevant local authorities on 

the impact of welfare reforms, and associations are still carrying out large amounts of work with 

local authorities, including: 

 

- Discussion on information exchange/data sharing 

- In Gwent, seven RSLs have worked across five local authorities to set up the Gwent Welfare 

Reform Group, where Heads of Services and RSL representatives have discussed a broad 

range of themes including information sharing, joint working and communications 

- One RSL has worked closely with their local authority on the rolling out of the latest phase of 

the Community Housing Cymru/Shelter Cymru’s ‘Your Benefits’ communications campaign, 

and other RSLs indicated they would be working with other local authorities on this 

campaign. 

- Two RSLs are working as part of the DWPs Direct Payment Demonstration Project in Torfaen 

- Discussions on under-occupation, and the potential amendment of lettings policies 

 

Under-Occupation 
Under-occupation has been one of the main talking points in relation to the changes made by the 

Welfare Reform Act, and the changes are of great concern to all social housing providers.  

 

 The Numbers 

In response to our questionnaire, we found that 56% of members were able to provide data 

on the number of their homes which will be under-occupied. In terms of the number of 

homes currently under-occupied, figures varied between 200 and 1700 homes from the 

associations that were able to provide data, with average of 952 homes under-occupied. 

 

These associations have worked creatively, gathering data from a number of sources, 

including tenant profiling, and where available, DWP and local authority figures. The 

responses indicated average under-occupation levels of 21.6%, with the majority of 

responses falling between 15 and 25%. However, one association’s response indicated that 

42% of their stock was under-occupied, while another indicated just 1% fell into this 

category. The level of under-occupation in any association is dependent upon the profile of 

the stock and tenants of each individual organisation, and there was no clear trend 

dependent upon the size or location of any association, as demonstrated in the graph below.  
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 Downsizing 

 

Members are continuing to work on options to alleviate the problems caused by the under-

occupation deductions, but the option of tenants downsizing would prove difficult in almost all 

cases. While one association indicated that on a purely numerical basis, they would be able to 

downsize tenants to appropriate property where they were under-occupying, they said that it 

would prove extremely difficult in practice and that they fully expect issues to arise once 

tenants’ personal and geographical constraints are taken into consideration. 

 

Members are working creatively with CHC and their respective local authorities, to overcome 

these issues, and there are examples of good practice emerging. 

 

 

 
 

 

 The Financial Impact 

 

A number of associations had difficulty in assessing this figure. Some organisations who know how 

many tenants are under-occupying indicated a worst-case scenario, based on tenants not being able 

to absorb the extra housing costs and not being able to downsize their home. 

 

Five associations have calculated figures ranging from £172,000 per annum to £1,000,000 per 

annum, with an average of £328,000pa impact upon businesses. All associations indicated that they 

expect a large increase in rent arrears, while one association, which is unable to meet all tenants’ 

downsizing needs, calculated that their tenants will lose £1.3m per year in housing benefits. 
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A simple division of estimated financial impact over total stock puts the impact at around £93 per 

home. Applying this figure to current total stock of RSLs in Wales would see the total financial impact 

of under-occupation at around £13.85m. 

 

The above graph shows that there is a similar trend throughout different organisations, therefore 

small and large organisations will be proportionally disadvantaged by welfare reform. 

                                                                                                                                                                                                                        

Mitigating the impact 

 

Housing associations are carrying out a huge range of work to mitigate the impacts of the penalties 

for those who are under-occupying their home. Initiatives include: 

 

- Reviewing the Common Allocations Policy with partner organisations 

- Increased financial inclusion schemes, including: 

o Full benefits checks  

o Assisting with form completion 

o Debt advice 

o Employing extra money advisers 

o Discussions with Credit Unions 

- Increased tenant profiling 

- Promoting Home-Swapper and HouseShare Wales 

- Reviewing rent collection policy 

 
 

Case Study – An Under-Occupancy Pilot 

 
One stock transfer organisation in North Wales is piloting a new under-occupation policy to attempt 

to work around the problem and relocate tenants who are under-occupying to suitable properties. 

The policy sets out that where appropriate, a range of options will be offered to tenants to assist 

them to move including a named officer to manage the move, an incentive payment to cover moving 

and packing where necessary, assistance with decorating, reconnection of utilities and a moving 

allowance up to a value of £500. 

As there is a shortage of smaller homes, the housing association also promotes partnership working 

by co-ordinating its activities with other organisations to ensure that the needs of its Tenants are 

met and to make the best use of its assets. This may include planning and co-ordinating allocations 

policies across local landlords, facilitating mutual exchanges and chains of moves. 

 

The pilot was initially intended to help older people downsize and release family homes, and saw 10 

tenants successfully downsize their properties in summer 2012. 
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Non-dependent deductions 
 

Changes to non-dependent deductions were one of the first housing benefit reforms to be brought 

in by the current UK Government. Although not a part of the Welfare Reform Act, they were the 

starting point of the changes which follow from the legislation. 

 

From the members’ responses, an average of 102 tenants per association are having housing benefit 

deducted due to non-dependents living with them. Associations indicated increased support and 

advice, especially around financial capability, were being used to tackle the problems of a shortfall in 

income due to non-dependent deductions. 

 

However, members highlighted problems in being made aware of when tenants are having their 

payments reduced due to non-dependents. This further raises the issue of communication with local 

authorities and/or the DWP on communicating the changes and their affects. 

 
 

Direct Payments 
 
Nearly two-thirds of members indicated that they had already assessed, or were currently assessing 

the impact of direct payments on their businesses, and members are working pro-actively to 

calculate the effects of direct payments on income streams, arrears etc. 

 

 Increased arrears? 

 

In a Direct Payment pilot scheme, London & Quadrant Housing Association saw an 80% increase in 

arrears. Based on the London & Quadrant experience, here are some examples of the effect housing 

associations expect direct payments to have on their organisation: 

 

- £417,000pa, increasing to £750,000pa 

- £210,000pa, increasing to £378,450pa 

- An additional £245,000pa in arrears 

- Increasing of arrears to over £700,000 

 

A number of organisations indicated that they expected the reality of direct payments to be 

different to the London & Quadrant experience, with one association expecting a doubling of arrears 

due to the change. Other responses to the question included: 

 

“53% of our rental income comes from the direct payment of housing benefit. Using the 

data supplied by London & Quadrant we have estimated that our arrears as a % of GCD for 

those that would be affected by this reform would increase from 1.2% to 4.4%.” 

 

“We currently have the lowest rent arrears for HA’s in Wales. Our area officers are very 

proactive in dealing with rent arrears before they become a major problem. We have a 

range of ways tenants can pay their rent.” 

 

 

Mitigating the impact 

 
Housing associations showed in their responses to our questionnaire that they are deeply concerned 

about the impact of direct payments, and every association responded positively to the 
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questionnaire in this area, indicating that they are carrying out various pieces of work to reduce or 

mitigate the impact of direct payments. Associations demonstrated a number of creative and 

innovative ideas on how to mitigate the impact upon both their tenants and their businesses.  

 

Increased resources are being spent on improving the financial capability of tenants, with increased 

financial advice and financial inclusion initiatives, as well as further staffing resources, tenant 

profiling and increased resources to monitor and collect payments. One association indicated that 

they are considering increasing funding to write off some arrears, while another has set up an 

internal welfare reform working group, and many others have indicated a variety of communications 

campaigns being undertaken across Wales.  

 

 

Benefit Cap 
 

DWP figures indicate that approximately 3,000 adults and 7,000 children in Wales will be affected 

the overall household benefit cap of £26,000, with a large concentration in Cardiff, and this was 

reflected in our research. Around 25% of members who responded indicated that they were aware 

of tenants being affected by this change, with an average of 34 households per organisation.  

 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Overall Impact 
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How many tenants are affected? 
 

Calculations from our questionnaire show that 84.3% of tenants of our members will be affected by 

changes to housing benefit, through the Welfare Reform Act. Three associations indicated that they 

believe all of their tenants will be affected, and none of our members were able to indicate that this 

would affect less than 60% of their tenants. 

 
 

The financial impact 

 
Calculating the full financial impact of the reforms has proved difficult for a number of organisations. 

As well as a lack of knowledge of how exactly tenants will respond to the changes in how they pay 

their rent, organisations do not have all of the data required to make the full calculations. With 

better data-sharing arrangements with the DWP and local authorities, members will be better 

equipped to calculate the full impact.  

 

One association commented that ‘there is a lack of data-sharing between those who have the data 

that we need (local authorities/DWP) and those who need the data (housing providers). This means 

that we are struggling to identify and communicate with those will be affected. These barriers 

should be relaxed or local authorities should take the lead on reducing their bureaucracy’. 

 
Twelve associations were unable to calculate the impact, or were waiting for further information on 

certain elements of the reforms before they could comprehensively review the impacts of 

everything on their business. 

 

One organisation indicated an impact of at least £130,000pa on their business, while others 

calculated potential losses to their tenants of £342,000 and £1,000,000 per annum, and another 

estimated that they would expect to lose £8.3million of ‘guaranteed income’ each year, as they 

currently 53% of all rental income through the direct payment of Housing Benefit. 

 

Despite the uncertainty, 88.5% of members indicated they were likely to spend extra resources on 

initiatives to reduce the impact of the reforms on their tenants, with extra training for staff, 

improved communications strategies and further staffing resources all mentioned.  
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Conclusions 
 

The figures relating to the impact of the welfare reforms do not make for easy reading for housing 

associations, and further cuts to the welfare budget currently are already being mooted by the 

Treasury. However, it is clear that our members are doing huge amounts of work to mitigate the 

impact of the reforms. 

 

We fear that pressures on revenue and the increased amount that tenants will be required to pay 

towards their rents whilst their income is decreasing will inevitably lead to evictions and more 

homelessness.  

 

CHC will continue to support our members through these changes; lobbying against changes that will 

hit both housing associations and their tenants; holding further strategic events on welfare reform; 

developing a case for tenant employment; offering training and support; and working with DWP. We 

have established a working group on welfare reform, including members involved in the direct 

payment pilot projects in Torfaen.  

 

Moneyline Cymru, which was developed by and continues to be supported by the sector, helps 

thousands of social housing and private sector tenants every year to manage their finances by 

increasing accessibility to financial products and money advice.  CHC delivers money advice via 

branches in Cardiff, Bridgend, Merthyr Tydfil, Pontypridd, Cwmbran and Newport with funding from 

the Big Lottery and Dwr Cymru.  Moneyline Cymru provides services to those who are most 

vulnerable to the impact of welfare reform.   

 

CHC is also working in partnership with Wales Cooperative Centre and i2i to map digital inclusion 

activities in Welsh housing associations. Members will require support in this area to ensure tenants 

are able to make claims once the Universal Credit system is introduced. Citizens Advice has warned 

that the Universal Credit system "risks causing difficulties to the 8.5 million people who have never 

used the internet and a further 14.5 million who have virtually no ICT skills". 

 

Throughout this report, we have seen that Housing Associations are investing money in jobs, training 

and support for the most vulnerable tenants, and it is important that they receive the recognition 

they deserve for this. Having fed into the Welsh Government’s review of advice services, it will be 

clear to Welsh Government that the housing sector is playing both a preventative and a supporting 

role in helping their tenants through financial difficulties, but with questions over revenue streams 

being brought about by the welfare reforms, it is important that they receive funding and support to 

allow them to continue these roles. 
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