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1. Introduction 
 

The Localism Act 2011 places a duty on all local authorities to produce and 
publish a Tenancy Strategy that sits alongside its Housing Strategy, 
Homelessness Strategy and Allocations Policy. Traditionally, social housing 
tenants benefitted from secure/assured lifetime tenancies, but the Localism 
Act introduced new more flexible/fixed term tenancies.  This Strategy sets out 
how we wish landlords to apply these new flexibilities locally.  
 
The legislation requires the Strategy to cover: 
 

1. The kinds of tenancies to be offered 
2. The circumstances in which the landlord will grant a tenancy of a 

particular kind 
3. Where the tenancy is for a certain term, the length of the term, and 
4. The circumstances where the landlord will grant a further tenancy on 

the ending of an existing tenancy 
 
Housing providers will be expected to have regard to the objectives and 
principles set out in this Strategy when developing their own policies. 
 
The Tenancy Policy for Wokingham Borough Council’s own housing stock will 
follow on from this strategy. It will set out in more detail the Council’s 
approach to flexible tenancies, whilst still following the principles contained in 
this Strategy. 

2. Wokingham Context 
 
Wokingham Borough had a population of 154,380 at the time of the 2011 
Census. This Borough has seen a dramatic increase in its population since 
1971. Similarly there has been a rapid rate of household growth over the last 
three decades. The number of households in the Borough was 60,300 at the 
time of the 2011 Census, and the GLA has estimated that this will grow to 
65,901 by 2016.   Average household size has fallen and this trend is 
expected to continue.   
 
The population of the Borough is largely affluent, with high levels of house 
owner occupation and car ownership.  A high percentage of residents work in 
managerial and professional occupations and unemployment is consistently 
low (although the Borough has seen a marked increase in unemployment as a 
result of the economic downturn). Wokingham is consistently scored in the 
Top Ten Places to live in the country in national surveys, due to factors, such 
as high earnings, excellent schools, good health and long life expectancy. 
However, the downside of Wokingham’s popularity is the high cost of housing. 
Land Registry figures for May 2012 show that the average price of a home in 
Wokingham stands at £269,927 - about 9% below the maximum values of 
March 2008 (£295,984).  Average house prices for Wokingham are still 
substantially higher (67% more) than the national average of £161,677. 
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In Wokingham, a family would require a deposit of almost £55,000 and an 
annual income of over £62,000 to afford an average priced property, 
assuming the purchaser was obtaining an 80% mortgage (putting down a 20% 
deposit) and that a lender was lending at 3.5 times income.  A single person 
purchasing a one bedroom property in Wokingham would require an income 
of over £37,000 together with a deposit of nearly £33,000.   
 
Renting continues to remain more affordable than buying in the borough, 
although it is relatively high when compared to south-east figures.  The table 
below gives a breakdown of the private rented property prices as advertised in 
June 2012 together with the applicable Local Housing Allowance figures.   
 

Property type  

Average 
Monthly 
Rental 

Min Monthly 
Rental 

Max Monthly 
Rental 

Local Housing 
Allowance 
(March 12)* 

Shared  £405 £280 £595 £325 
Studio £518 £395 £600 
1 bed flat 
(unfurnished) £708 £475 £925 
1 bed flat(furnished) £642 £595 £725 

£645.02 

2 bed 
flat/maisonette 
(unfurnished) £973 £750 £1300 
2 bed 
flat/maisonette 
(furnished) £939 £820 £1150 

£794.99 

3 bed terrace/semi 
(unfurnished) £1198 £925 £1425 
3 bed terrace/semi 
(furnished) £1274 £1200 £1300 

£899.99 

Source:  Findaproperty.com 
(Single people under 35 years of age will be entitled to the standard rate for a room in shared accommodation; this is 
known as the Shared Local Housing Allowance.  There are exceptions to this rule, for example for those in receipt of 
Severe Disability Premium) 
 
The economic backdrop continues to be challenging with real household 
incomes being squeezed by higher inflation, job insecurity, subdued wage 
growth and strong food inflation.   
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There has been and continues to be a significant need for, and shortfall in, 
new affordable housing in the Borough. In May 2012, there were 2,432 people 
on Wokingham’s Housing Register. This figure fluctuates between 2,400 and 
2,700. The Housing Needs Team has seen a significant increase in the level 
of homelessness presentations over the past year, although homelessness 
acceptances have remained low.   
 
To take account of the government’s new initiative for ‘Affordable Rent’ (80% 
of market rent) and in order to ensure that the authority continue to have a 
robust evidence base for the Local Development Framework, Housing 
Strategy and other key policy documents, an update to the Housing Needs 
Assessment was commissioned by five Berkshire Authorities. This was 
completed in February 2012. The updated assessment reinforced the need for 
continued delivery of affordable housing in the borough, with key findings 
including the following: 
 

1. There is a need for at least 390 units per annum of affordable housing 
(excluding shared ownership) in Wokingham Borough. 

2. There are currently a further 700 households registered for and able to 
afford to access shared ownership in the borough. The Council is 
planning to review the shared ownership list over the coming year. 

3. Most of the 2,500 households identified as in housing need have very 
low incomes and would ordinarily be accommodated in social rented 
homes (i.e. traditional council or housing association properties let at 
circa 50–60% of a market rent), supported by Housing Benefit 

4. Households require a minimum income of £23,800 to access an 
average 1 bedroom property in the private rented sector. 

5. An affordable rented property (80% of market rent) would be accessible 
for those on Housing Benefit (albeit only in certain parts of the 
borough).  A working household would require an income of between 
£18,000 and £19,500 to access and afford a 1-bedroom affordable rent 
property 

6. Only around 12% of those on the housing register have an income 
sufficient to afford Affordable Rent (80% of market rents). 

3. Objectives of the Strategy 
 
Wokingham Borough Council’s Housing Strategy 2010-2013 includes the 
overarching aim that “all residents can access well-designed, affordable and 
sustainable homes and effective support services to enable them to 
experience a high quality of life in Wokingham”.  
 
In support of this, the objectives of this Tenancy Strategy are to: 
 

• Protect and provide stability to vulnerable people 
• Make the best use out of social housing stock (a valuable local 

resource) 
• Address housing needs 
• Prevent homelessness 
• Promote economic activity and incentivise work 
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• Promote respect amongst tenants for their homes, neighbours and 
community 

• Be fair and transparent 
• Be relatively simple to understand, administer and communicate 

4. Kinds of Tenancies 
 
Lifetime Tenancy 
 
The traditional form of social housing tenancy, once granted (normally 
following an introductory/probationary period) affords the tenant full security of 
tenure for as long as they wish to hold the tenancy.  The tenancy can only be 
brought to an end on an order of the courts. 
 
Fixed Term and Flexible Tenancy 
 
A model of tenancy designed to enable more effective use of scarce social 
housing stock.   
 
Local housing authorities have, from April 2012, been able to issue ‘Flexible 
tenancies’ (which can be fixed term). These will have most of the statutory 
rights as those of secure tenants - a right to exchange, a right to take in 
lodgers and (with the landlords consent to sub-let part of the property), right to 
have repairs carried out, a single succession right and the right to buy.  
Therefore, the main change is that tenancies will now be time-limited. 
 
Other housing providers (such as Registered Providers) will be able to issue 
Fixed Term tenancies. Features, such as, succession rights, rights to repair 
and right to acquire, will still apply. The Secretary of State has recommended 
five years as the standard minimum, although in exceptional circumstances 
this can be reduced to two. At the end of the fixed term, subject to an 
assessment of suitability and continuing need, and subject to various 
safeguards, the tenancy may be renewed or allowed to expire. 
 
Fixed term/flexible tenancies will normally be granted following an 
introductory/probationary period. 
 
Changes to security of tenure will affect new tenants only, with existing 
tenants being unaffected in the vast majority of cases. 
 
Temporary accommodation and privately rented housing are not covered by 
the Strategy. 
 
5. Circumstances under which each type of tenancy 
will be granted 
 
The Tenancy Strategy gives details of the Council’s preference for the 
circumstances in which a secure or lifetime tenancy will be granted and those 
in which a fixed term or flexible tenancy will be used. 
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Existing council and housing association tenants will not be affected by these 
changes, and will continue to benefit from their existing security of tenure and 
other terms and conditions, such as, the right to buy, succession rights and 
the right to exchange their tenancy with another secure tenant. Secure 
tenants whose tenancy commenced before 1 April 2012 are also protected in 
law when moving to another social housing property. 
 
The Council recognises that fixed term tenancies will assist housing providers 
make the best of their stock and to link tenancy renewal to behaviours and 
responsibilities. At the same time, the Council is keen to ensure that tenancy 
arrangements protect the most vulnerable; promote sustainable communities; 
and do not discourage people from seeking employment.  
 
Housing providers should consider which properties they consider most 
suitable for fixed term/flexible tenancies taking into account the current mix of 
households in the area, local housing need and any other issues (for example, 
requirements set out in Section 106 agreements or nominations agreements).  
 
However, the Council wishes to see the continuation of lifetime tenancies for 
the following: 
 

• those over 60 years of age at the time a new tenancy is granted or a 
fixed-term tenancy renewed living in general needs accommodation of 
up to 2 bedrooms or in sheltered housing or Extra Care Housing. 

• those with lifelong support needs  
• designated supported housing schemes  

 
It is essential that housing providers clearly communicate with prospective 
tenants the terms of the tenancy (i.e. type and length of tenancy, renewal 
criteria, etc.) at the letting stage.   

6. Length of fixed/flexible tenancies 
 
From April 2012, most new tenants of Registered Providers will be granted a 
fixed term tenancy for a minimum of 5 years (except in exceptional 
circumstances). The Council supports the use of introductory or probationary 
tenancies followed by fixed terms tenancies. The Council considers that 5 
year tenancies should in most cases balance the need for households to have 
security and feel settled in an area with the ability for housing providers to 
make efficient use of their stock. In certain circumstances, the grant of a 
shorter or longer tenancy (than 5 years) may be desirable.  
 
The regulator states that shorter two year tenancies should only be granted in 
exceptional circumstances.  The Council considers that it may be appropriate 
to issue a shorter tenancy when: 
 

• A tenant reaches the end of an introductory/probationary tenancy or 
fixed term tenancy and has a history of not keeping to the terms of the 
tenancy agreement.  This would send out clear messages on what is 
considered acceptable behaviour and result in a closer relationship 
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between the tenant and landlord. Support may be required to assist 
with tenancy sustainment. 

• A tenant is under-occupying by two bedrooms or more (i.e. a single 
person or couple living in a 3-bedroom house) BUT there is no suitable 
alternative accommodation available at the time of the tenancy 
renewal. 

• The property was adapted during the tenancy period for someone with 
a disability only for that person to no longer reside there BUT there is 
no suitable alternative accommodation available at the time of the 
tenancy renewal. 

 
Tenancies that exceed 5 years may be appropriate to provide additional 
stability and security and to support neighbourhood sustainability. The 
Council’s preference would be to see longer fixed terms than the minimum 5 
years being used in the following circumstances: 
 

• Household includes dependent school-aged children attending local 
schools or educational establishments; 

• A tenant is an active and established foster carer and the tenancy is 
required to enable them to perform this role;  

• Those living in adapted properties (while the property meets their 
specific needs) 

• Those with long-term (but not lifelong) support needs 
 
7. Circumstances when a tenancy will or will not be 
renewed 
 
The Council wishes to see that fixed term/flexible tenancies are renewed with 
certain exceptions. These exceptions are: 
 

• The household is under-occupying the property by two bedrooms or 
more (i.e. a single person or couple living in a 3-bedroom house) and 
suitable alternative accommodation is available; 

• There is evidence of criminality and/or serious and persistent breach of 
the tenancy agreement by the household, including but not limited to 
anti-social behaviour, property neglect, unlawful subletting and rent 
arrears.  

• The property was adapted during the tenancy period for someone with 
a disability only for that person to no longer reside there and suitable 
alternative accommodation is available. 

• The tenant is in prison at the time of renewal. 
• The tenant has acquired another property. 

 
Discretion should be used by landlords where there are mitigating factors, 
attempts by the tenant to rectify the issue, community sustainability issues 
and/or wider family circumstances. 
 
The Council is keen to ensure that tenancy arrangements do not act as a 
disincentive to employment. Therefore, it would prefer that housing providers 
use incentives to encourage tenants who have successfully managed to 
improve their circumstances to move into other tenures (such as low-cost 
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home ownership) rather than choosing not to renew their tenancy (up to a 
certain threshold). Housing providers could also consider charging higher 
rents (for example, an Affordable Rent rather than a Social Rent) to those 
households with higher incomes should they wish to remain in the property.   
 
Where a household’s income has reached such a level that it can afford to 
buy an average property in the Borough (without financial assistance), it would 
be reasonable for the housing provider to consider not renewing a fixed 
term/flexible tenancy.  As a guide, a household income of £60,000 per annum 
or more could be used.  This reflects the maximum income a household can 
earn to be eligible for Government-backed low-cost home ownership 
schemes. Other factors would need to be taken into account by the housing 
provider when taking a decision not to renew a tenancy based on income, 
including access to a deposit, mortgage availability, age, size of household 
and credit history. 
 
Where a tenant has a fixed term/flexible tenancy, the housing provider must 
review the tenancy well in advance of the renewal. If it is decided that the 
tenancy will not be renewed (i.e. for one of the reasons above), written notice 
should be issued at least 6 months in advance of the end of the tenancy. The 
notice should contain the reasons why the tenancy is not being renewed and 
advise the tenant of the rights to appeal. A copy of the notice should also be 
sent to the Council. 
 
Wokingham Borough Council is committed to ensuring that any decisions not 
to renew tenancies do not result in increased homelessness. All housing 
providers are expected to work closely with affected tenants and the Council’s 
housing needs team to help them to explore their housing options and give 
them advice and assistance in relocating to alternative accommodation.  
 
Support could include: 
 

• Advice on low-cost home ownership options and other affordable 
housing tenures and schemes (for example, equity loans). 

• Specialist housing 
• Welfare-related advice and/or signposting to appropriate support 

services 
• Advice on renting and finding a suitable property in the private rented 

sector 
• In the case of under-occupation, assist with considerations/options to 

transfer to smaller social housing 

8. Appeals 
 
Housing providers are required to set out clearly how a tenant or prospective 
tenant can appeal about the length of a fixed term tenancy, the type of 
tenancy offered and a decision not to renew a tenancy at the end of the fixed 
term. These details should be covered in the housing provider’s Tenancy 
Policy. 
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APPENDIX 1: GLOSSARY 
 
Affordable Housing – Housing provided to eligible households whose needs 
are not met by the market. Eligibility is determined with regard to local incomes 
and local house prices. 
 
Affordable Rent – housing where rents are set at no more than 80% of the 
local market rent (including service charges, where applicable). 
 
Allocations Policy – the Council’s policy for allocating Council and housing 
association/Registered Provider properties to people in housing need 
 
Extra Care Housing – independent housing for older people with care and 
support available 24/7  
 
Homelessness Acceptance – those households which meet specific criteria 
set out in legislation and to whom a homelessness duty has been accepted by 
a local authority. 
 
Homelessness Presentation – households who present to the local authority 
as homeless 
 
Homelessness Strategy – a strategy to address provision for and prevention 
of homelessness over the next three to five years 
 
Housing Association – usually a not-for-profit voluntary organisation providing 
affordable housing. 
 
Housing Benefit - provides financial help towards rent and some service 
charges for private, local authority and housing association tenants 
 
Housing Register – waiting list of applicants for affordable housing 
 
Housing Strategy – sets out the Council’s priorities for housing over the 
coming 3 years. 
 
Introductory Tenancy - A 12-month starter tenancy, after which tenants may 
become a secure tenant, provided they meet the conditions of their tenancy 
agreement. 
 
Local Development Framework - a series of planning policy documents. 
 
Nominations Agreement - A contract under which councils can place those in 
housing need into housing association homes as they become available. 
 
Probationary Tenancy – see Introductory Tenancy 
 
Registered Provider (RP)/Registered Social Landlord (RSL) – an alternative 
name for housing associations 
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Section 106 Agreement – section of the Town & Country Planning Act 1990 
allowing the Council to enter into an agreement with developers to provide 
necessary infrastructure  
 
Shared Ownership – housing provided by RSLs to enable people to part-buy 
and part-rent a home when they are unable to purchase outright on the open 
market 
 
Sheltered Housing – housing schemes for older people, often with their own 
scheme 'manager' or 'warden'. 
 
Social Rented Housing – housing let by RPs and local authorities at target 
social rents which are typically 50-60% of market rents. 
 
Temporary Accommodation - includes Bed and Breakfast, hostels and any 
other type of self-contained accommodation used by the Council in order to 
discharge its statutory duty in terms of Homeless legislation. 
 
Tenancy Sustainment - Preventing a tenancy from coming to a premature end 
by providing the necessary information, advice, and support for tenants to be 
able to maintain their tenancies. 
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