Building on solid foundations:
delivering affordable homes in Ashford
— our delivery plan for 2019-2023
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Cxecutive sm\mo\vg

This Plan sets out the context for taking an
overhead view of the work we are doing
to build, enable and purchase affordable
homes in the Ashford borough. It sets

out the reasons for doing so now, in the
context of an ever-growing need and the
removal of the Housing Revenue Account
(HRA) debt cap by government. Our
aspirations are clearly stated and we detail
how we will maximise affordable housing
delivery with the resources we have at
our disposal.

The spotlight is now firmly shining on local
authorities and the expectation is that they
will deliver affordable housing in greater
volumes than previously.

Wider considerations, both within our
influence and beyond our control,
including the market conditions in which
this plan has been produced, are evaluated
in this document, as are the risks that
must be identified and mitigated to
increase delivery.

The affordability question
Although it is a term used routinely, we

need to consider what the word affordable,

in terms of affordable housing, actually
means. Affordable housing can be
accommodation that is either rented or
part-owned by its occupier.

National Planning Policy Framework
(NPPF) guidance suggests affordable rent
is set at up to 80% of market rent. This is
the definition we will use when we say
affordable housing in this document.
Social rent is approximately 60% of market
rent. Market rent can vary depending on
geographical area in the same way as
house prices do in the open market.
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There are views that affordable rent should
be income-based, allowing it to be linked
genuinely to affordability — something
considered later in this document.

Affordable home ownership refers to
various housing products including shared
ownership, which is a part-rent, part-

buy scheme. This offers entry onto the
property ladder at a lower initial outlay
with opportunities to own further shares
in the property at a later date (known as
‘staircasing’). There are other products that
fall within the sphere of low cost home
ownership which are included in the NPPF
and can be utilised under the terms of our
Local Plan.

Where this document sits

The overarching housing statement,
published in 2018, took a new approach
to setting out the council's strategic
goals for housing. Providing an overview
of how quality housing delivery, with a
mix of tenures, is needed to help achieve
corporate priorities, the statement
highlighted the key issues, challenges and
potential opportunities that it saw on the
horizon up to 2023.

This document therefore sits under that
and alongside other strategic housing
documents — essential in taking a holistic
approach to delivering the right homes
in the right places at the right time.

This document aligns itself to the overall
framework by having bold but deliverable
plans and is very much outcome-driven.
Taking such a stance will stimulate more
involvement from all stakeholders with
an interest or influence in the sphere of
housing and housing delivery.



Of course, housing is the most dynamic

of sectors. Political views, economic
conditions, social trends, technological
advances, legislative changes and growing
environmental awareness have dictated
this and will continue to do so. These have
influenced the delivery of new homes, how
we manage our existing homes and assist

people, in need of support, who are living in
both the social and private housing sectors.

We will work smarter and continue to

be innovative and bold in our approach,
seeking out new ways of working to remain
efficient and effective in service delivery.

Figure 1 shows the individual delivery plans that feed into the overall statement/framework.
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Comments from He PoH‘Foho holdex
for housing

The right time

The opportunities are ours to be taken.

We will build the right homes in the right
places and deliver truly innovative projects
in truly innovative ways. We now have the
financial power to do so following the
removal of the HRA debt cap. We must
Nnow assess our internal processes to
ensure these are agile enough to adapt to
the opportunities that have been presented
to us.

We will make our housing delivery
programme sustainable and long-term,
creating balanced communities (rather
than delivering ‘council estates’) to echo
the aspirations of the 2018 Social Housing
Green Paper. The metrics by which we
will judge our success are also outlined in
this document, which extend to social and
reputational outcomes, rather than just
the bottom line numbers. We have to, and
will, deliver.

Our goal:

"We wank 4o lead He way) in Kent by building, enabling, bujing new and
bugir\g back 500 mﬁ"on\o\Hw homes bg 2023 -H\rouglr\ innovadion and
PVGF%siof\o\l parinerships.”
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Political

Economic

Social

* New political ideas and
influences potentially brought
by new administration and
portfolio holder at a local level
and new Prime Minister and
government nationally

» Achieving buy-in from ward
councillors to development

¢ Parish councils

¢ New targets and challenges set
by nationally or locally elected
representatives — such as that
for carbon neutrality

e Brexit outcome unclear

e The re-think in the Social
Housing Green Paper (issued in
August 2018)

» Homes England’s shift towards
social rent delivery

¢ Neighbourhood Plans

» Objectors to social housing

o Potential downturn if market
reacts badly to Brexit deal/no
deal?

* The growth of Ashford
e Inward investment in the
borough by business

¢ The market — what does
affordability mean? 80% of
market rent or affordability
based on income levels?

e The reliance on small and
medium-sized businesses
(SMEs) to deliver housing

e The roll-out of Universal Credit
and potential arrears

» The level at which local housing
allowance is set

e The 1% rent reduction, which
ends on 31-03-20

e Grant funding levels from
Homes England

» Right to Buy receipts — known
as 1-4-1 monies

e Land and acquisition costs

» Population growth

e Older population requiring
different homes for different
needs

¢ Flatted development in town
centre — simply a base for
commuters?

e Addressing the needs of the
existing population

e Local needs — growth in
wanting to provide homes for
people with local connection
versus lack of available
exception sites

e The differences between rural
and urban areas must be taken
into account

¢ Lack of move on
accommodation for people in
temporary accommodation

Technological

Legal

Environmental

¢ Smart homes

¢ Quality of new-builds and
existing stock

* Employing modern methods of
construction (MMC) to speed
up construction on certain sites
with adequate access

» Building Information Modelling
(BIM) when designing new
homes

« Sustainability

e Developing generic 1, 2, 3 and
4-bed affordable homes to
‘place’ on sites dependent on
size

e Local Plan adopted February
2019, affordability requirements
and section 106 delivery

e Affordable Housing

Supplementary Planning
Document (SPD) in draft

* Neighbourhood Plans

* Procurement when trying to
work in partnership with other
housing providers

* Land acquisition

e Possible ban on using bed and
breakfast (B&B) accommodation
for homeless applicants

» Carbon neutrality by 2030 (80%
by 2025)

« Skills gap in the construction
industry and capacity issues

» Adapting to considerable
environmental change —
flooding, hot homes

» Finding alternative heating
sources

 Sustainability — tackling climate
change through building design
and active travel links

* Remediation of contaminated
sites

Table 1. PESTLE analysis for developing and enabling homes in the Ashford borough (compiled in June 2019)
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High

Low

Micro environmental factors are related
to the stakeholders in the environment

in which an organisation operates.
Consumers and interested organisations
may have an interest in what the council
is delivering, or they may have an interest.
They may of course have neither or both.
In the matrix below we map out the micro
environment of Ashford Borough Council
when delivering affordable housing.

Key:

High power — High interest: These
stakeholders are your key players who you
should actively engage with. They have the
power to change your strategy

High power — Low interest: These
stakeholders have the capacity to become
key players and should be kept satisfied

High interest — Low power: These
stakeholders have little power to exert
on your project but must be fully
communicated with and kept informed
about your projects

Low interest — Low power: These
stakeholders are unlikely to be interested
in your project and would not have the
influence to change your work in any case

Power and influence (over our work and projects)

High

Portfolio holders for housing, planning
and finance and asset management

Cabinet members

Borough ward councillors and parish councillors
Registered providers

Business investors

Residents in neighbouring areas

Low

Employees

Homes England and government authorities
Utility companies

Future residents of our properties
Environment groups

Large suppliers (in the supply chain)

Smaller suppliers
Residents individually (as opposed to as a group)
Other passive stakeholders

Figure 2. Stakeholder mapping for developing and enabling homes in the Ashford borough
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Chapter 2. Content: the M‘u\gws

We have delivered 311 homes since 2011
but the following tables in this chapter
detail how demand far exceeds supply and
in reality we are not delivering enough. It
must be said we are not alone in this.

Our Local Plan to 2030

Our Local Plan will not deliver sufficient
numbers of affordable housing on its own.

The council's 2014 Strategic Housing
Market Assessment (SHMA) states that

a total of 14,934 dwellings are needed
between 2011-2030 to cater for the 2014
subnational population projections, and
that around 45-50% of these homes should

be affordable housing. However, to fully
meet those requirements through site
allocations would necessitate an increase in
the housing target of over 6,000 dwellings.
This is not realistic or deliverable.

Policy HOUL1 of the Local Plan outlines the
requirements for affordable housing across
the borough (see the Table 2 below) but
while different levels have been determined
for different areas to ensure development
is viable, the minimum amounts identified
are not significant enough on their own to
have a positive impact on the number of

people on our housing waiting list.

minimum of 10% shared
ownership)

Area Affordable/social rented | Affordable home Total affordable housing
requirements ownership products requirements
(% of total dwellings) (% of total dwellings) (% of total dwellings)
Ashford Town 0% 20% (including a 20% (nb no requirement

within flatted
development)

minimum of 20%
shared ownership)

Ashford hinterlands 10% 20% (including a 30%
minimum of 10% shared
ownership)

Rest of borough (rural) 10% 30% (including a 40%

Figure 2. Stakeholder mapping for developing and enabling homes in the Ashford borough

Therefore, a scheme of 100 units in a rural
area would deliver 40 affordable homes but
only 10 of them would be for affordable
rent. The other 30 units, while delivering
affordable home ownership, would not
help the number of people on our waiting
list, who are on there because they cannot
afford to purchase a home under any
method.

And in the town centre, flatted
development delivers no affordable
housing at all and only 20% of houses in
this area would be available for affordable

home ownership.




Therefore, the delivery of affordable housing through s106 agreements can only be part
of the solution. Greater flexibility must be adopted when setting out the terms of the
agreements.

Plan action: Housing will speak with planning services, legal services and the RPs
who work with us in the borough to ensure the maximum number of homes are
delivered and that flexibility, wherever possible, is built in to agreements to deliver
greater numbers. Creativity will be key and the council will have to intervene if
necessary to acquire units that come forward in too small a number to be palatable
to RPs in this or future climates. This is not something the council can do alone and
therefore it will be seeking a greater buy-in on innovative projects corporately and
from partner organisations.

Ashford is the largest borough in the county — at 224.5 square miles it is one third of the
size of Greater London. It is also by far the most rural borough in the county. Therefore,
the council's housing service must work hard with parish councils and organisations such
as Action for Communities in Rural Kent to ensure that we are sensitive to:

» Housing need (where people may wish to stay in the communities they grew up in, or
downsize to smaller homes so they can stay where their support networks are)

* The requirements of the Local Plan, which places a greater emphasis on rural areas
having more affordable housing

» The debate that exists in those communities about development

e Local housing needs surveys when exception sites come forward

Further discussion

Affordability is a problem. Is 80% of market rent actually a genuinely affordable rent level?
As a guide, weekly workplace earnings in Ashford (averaging at £543 for both male and
female workers) are lower than the south east average (£589) and lower than the Great
Britain average (£570) [Strategic Commissioning — Analytics, Kent County Council].

Additionally, to give more context to the difficulties in accessing housing on mid-to-
low incomes in our borough, the average house values in Ashford for the last 12 months
are: Detached, £503,029; Semi-detached, £288,759: Terraced, £240,910; Flats, £162,966
[Zooplal.

Average private rents for Ashford are: 1-bed, £650 per calendar month (pcm); 2-bed, £785
pcm; 3-bed, £1,036 pcm; 4-bed, £1,469 pcm; 5-bed, £1,499 [Home.co.uk].

Clearly, we need to deliver the right types of homes in the right places.

In order to do so, we need to acquire land, as we have delivered, or are delivering,
affordable homes on all of the viable land already in our ownership. As a guide, land
costs in Ashford are £2.6m per hectare [Strategic Commissioning — Analytics, Kent
County Councill. This is the fourth cheapest in Kent. Suggestions for how we look at the
acquisition of land more strategically as an authority are addressed later.
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Plan action: Having identified and utilised all of its own available land for housing
building since 2011, the council will now acquire land in the HRA to deliver future
schemes using its delegated authority from Cabinet in December 2018.

By 2023, it is expected that 23% of Ashford residents will be aged 65 or over. This
necessitates that we prepare for the needs of that ageing population by ensuring they are
in the right sized homes for their needs.

Plan action: Housing will liaise with Kent County Council (KCC) to routinely assess
and understand the context in which it is delivering housing for older people, given
the number of extra care units KCC has indicated are required within the Ashford
borough (428 by 2031) — there are currently 179 units of extra care in the borough
with a further 70 with planning permission (on the Chilmington site).

The Social Housing Green Paper issued by government in August 2018 sets out an
ambition to remove the stigma of social housing. While older persons’ housing is seen by
some stakeholders as the more palatable end of affordable housing, we must work hard
through area management and initiatives to ensure this perception does not prevent us
from delivering the right types of homes in the right places.

"We. need o deliver Hhe vigt+ypes of' homes in Hhe vight plo\ws."

Additionally, the green paper sets out an aspiration to tackle the stigma associated with
living in social housing and, moreover, to positively celebrate thriving communities where
people with differing backgrounds co-exist happily.

No longer will it be acceptable for a tenant to feel less of a person than someone who
has bought their house. These inequalities will be broken down by the new approach and
ensure that social housing tenants feel as much at home in their community as owner-
occupiers. They will live rather than exist in a community.

The design and quality of homes is central to this, with homes being ‘tenure blind" -

i.e. not singled out through their look or placement in any community. Engagement,
particularly led by landlords, to create strong neighbourhoods and quality place-making
must be actively encouraged and applauded.

Therefore, engagement with residents across our own council housing stock is vital in
this endeavour. Tenant workshops have already been held and a new tenant engagement
strategy is one of the building blocks. A residents’ Facebook page is now up and running,
designed to give a stronger voice to our residents and to draw out their often inspiring
stories and achievements.
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Plan action: The council will make the best use of the homes in its ownership. It will
encourage ‘rightsizing’ to create movement in its stock and not just rely on building,
enabling or buy backs. Incentivising and encouraging people to live in homes
appropriate to their needs frees up often much-needed family accommodation for
other people on the waiting list.

Plan action: In tandem with the above aim, the council will ‘rebrand’ older

persons’ services as ‘independent living’ accommodation, to remove the assumed
connotation that the term ‘sheltered housing’ conjures. It will remodel its existing
sheltered schemes but also provide new independent living schemes that do not
have wardens but are designed to a similarly high specification, and into which care
can be bought by tenants, if needed, later on.

Plan action: The council will address its existing housing stock — linking with the
forthcoming HRA Asset Management Strategy — and will think ‘beyond new build’ to
maintain it so that the homes and play areas it owns so that they do not look tired,
thus singling them out as ‘council housing’ and contributing towards the stigma
apportioned to tenants — something tenant engagement work will help mitigate.
This is critical and was highlighted in the Social Housing Green Paper.

Not delivering affordable homes carries several risks — financial, social and reputational.

e The financial and social impacts of living in unsuitable housing include the costs of
being in temporary accommodation and forcing people to live without certainty — we
are redressing this in part through our ‘street purchases’ which make use of the 1-4-1
monies received through right-to-buy sales

* Reputationally, with the spotlight on local government to deliver, following the removal
of the HRA debt cap, non-delivery will not be tolerated under such an intense spotlight

Plan action: The council will search for every possible solution to deliver affordable
housing, to ensure it plays its part in tackling the national housing crisis, to create
balanced communities because there is a compelling argument to do so.

The housing waiting list

To provide some context and an evidence base for this plan, it is necessary to interrogate
the housing waiting list. This is a list of applicants who are assessed in terms of their
circumstances, priority need and the length of time that they have been waiting. Those
without a local connection to Ashford or who already have adequate accommodation will
be deemed ineligible for registration.
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The following data was harvested on 10th June 2019. This is a typical set of figures based
on the last three financial years and provides a solid set of data from which to work in this
document.

Registered applicants

In the following table, applicants in Band A have the highest priority need for housing and
applicants in Band E the least

Band Number of applicants
currently on the
register

A 104
B 135
C 980
D
E

50
10
Total 1,279

Table 3. Registered ‘live’ applicants, by banding

Bedroom need

Of the 1,279 applicants on the list the following need is identified:

No. of bedrooms No. of people and notes

1-bed 604 applicants (of whom 280 are aged over 50)
2-bed 356 (of whom 53 are aged over 50)

3-bed 231

4-bed 78

5 and 6-bed 10

Table 4. Bedrooms needed by applicants on our waiting list
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Family makeup
The following table lists the make-up of the households on our waiting list.

Household make-up Number of such households
Single applicant 491

Non-co-habiting couple 7

Couple 118

Family with 1 child 260

Family with 2 children 172

Family with 3 children 136

Family with 4 children 31

Family with 5 children 64

Table 5. Make-up of households on our waiting list

There are /7 applicants registered as under-occupying, who are living in social housing
within the borough — the majority of whom are aged over 50. Due to recent policy
changes, all applicants registered as under-occupying are given a higher priority and are
placed in Band B of our housing register. Each will receive £1,000 if they give up their
home and right-size as part of our assisted move process.

Average waiting times for affordable housing in 2018-19

The average wait for a household in Band C is listed in the table below. Table 3 above
illustrates how most people on our waiting list are in Band C. It is worth clarifying that
Band C comprises the following examples:

* Homeless applicants to whom we have accepted a duty

» Families sharing basic facilities such as a kitchen or bathroom in the accommodation
they are currently living in

» Families lacking one bedroom and so have minor overcrowding

e People living in a private sector property with a minor hazard or a heating or utility issue

Property Average wait

1-bed 3 years

2-bed 4 years

3-bed 4 years — potentially we would not be able to as-

sist for some time

44+bed Wait unknown, potentially we would not be able to
assist for some time

Table 6. Average wait times for applicants in Band C on our waiting list
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Type / Size

No of ‘lets’ to
Band C in 2018-
19

Shortest wait

Longest wait

Average wait

Sheltered accommodation 34 18 days 4 years 13 months
Studio general needs 0
1-bed general needs 71 5 days 8 years 23 months
2-bed flat or maisonette 56 3 months 11 years 22 months
2-bed house 35 11 weeks 9 years 26 months
3-bed flat or maisonette 3 10 months 28 months 16 months
3-bed house 26 12 weeks 5 years 30 months
4-bed 0
5-bed 0

Table 7. Wait times per property type

There were 447 properties, including properties owned and managed by RPs, let between
1st April 2018 and 31st March 2019.

The discrepancies in Table 7, notably in the gap between the shortest (days) and longest
(years) wait for types of home, could range from one applicant being prioritised as
homeless and being housed quickly, to another applicant not actively bidding or being
particular about the area in which they will consider an offered property. During this time
they not be bidding for homes or may refuse accommodation offered as it does not fall
within an area of their preference.
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Chapter 3. Corporate Hhinking:
delivering healty homes

Having a home is the foundation of health and wellbeing. Homes have always held the
key to our wellbeing — they are a haven, a sanctuary, around which our quality of life is
fundamentally built.

Figure 3. The worth of housing

But now, society has presented us with a range of complex needs that mean that it

is no longer the role of local authorities to just provide shelter but to also consider

how independent living can be supported, how the needs of an ageing population are
addressed, and particularly those with other sensitive needs. All this, at the same time as
creating cohesive communities too.

Decent affordable housing is at the core of it all, providing the right type of homes in the
right places and reducing stigma, as the Social Housing Green Paper states.

Plan action: The council will tether its approach for delivering affordable housing
to themes identified in its emerging Corporate Plan, ensuring there are links to aims
around development and regeneration, or quality place-making.
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Delivery should go hand in hand with everything else we are doing as an authority. The
delivery of affordable housing must not be seen in isolation.

'Niwing affordable. housing is justHhe start of Hhe process. I is about
_ACouraging socid| Mobilﬂ-g and gth-ir\g onplvl-o NGAgGR with Hhe envivonment
around Hem."

The most basic example of this is the link between place-making and homelessness.
By helping homeless people off the street you are providing them with shelter and the
opportunity to rebuild their lives. In turn this contributes to having a nicer town centre
environment. It is paramount that the council invests in one to achieve the other with
departments working together.

Indeed, we are aiming to deliver more solutions similar to our short-stay accommodation
facility at Christchurch House (renovated from a former empty commercial building) given
the impact of homelessness and not being able to move people on.

Plan action: The council will ensure such facilities are acquired and renovated
within the service and then handed over to the housing options team.

We are as a result identifying sites that if built could help to ease the corporate financial
pressures in the council's General Fund, showing the links this plan has to wider
organisational goals. However, delivering more social housing to act as move-on
accommodation will mean we do not need to deliver as many Christchurch House-type
properties — meaning a more sustainable solution for all.

2.4% of residents in Ashford are unemployed, equivalent to the countywide average.
Therefore, we need to provide residents with good homes, the foundation to a stable life
with better outcomes. [Strategic Commissioning — Analytics, Kent County Council]

Delivering affordable housing is just the start of the process. It is about encouraging social
mobility and getting people to engage with the environment around them. The council is
building that for Ashford, with learning opportunities (Ashford College), job opportunities
(Commercial Quarter), leisure (Elwick Place) and lifestyle opportunities. Continued
economic growth, offering opportunities for local people, is a key principle of how the
council goes about its business.
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Another corporate 'Big 8’ project is Chilmington Green — a new community of up to 5,750
quality homes, with a district centre and community infrastructure. This will create over
1,000 jobs and be delivered over the next 20 years, coming forward in four main phases
with several hundred homes delivered per year.

From its inception, the ambition has been to create a place of special character with a
strong community feel — a place where families and people of all ages and backgrounds
will want to live, enjoy and call home. Affordable housing forms almost a third of the
overall development and so working with developers, registered providers of social
housing and the community will be essential in the delivery of both a major project for the
council and the lifestyle choice of those who seek to further their lives there.

Over £500m of investment is taking place in Ashford town centre alone
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Health and housing

The health and housing agendas are now intrinsically linked and with an ageing
population, it is also about providing ‘care ready’ homes equipped to be future-proofed.
Such an approach will help maintain an individual's independence and possibly give them
a healthier life, with longer life expectancy.

Indeed, between 1998 and 2008, the number of people in our borough aged over 75
grew by 20%, significantly higher than across the South East (11.8%). Kent Housing Group
recognises this agenda and is employing a Project Officer to specifically work with county
and district councils on Health and Social Care delivery.

We are already delivering homes that cater for the needs of an ageing population, such as our multi-award-
winning, fully dementia-friendly independent living scheme at Farrow Court
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It is also about building de-institutionalised accommodation that encourages rather than
discourages people to move from family-sized homes where their memories may be,

to accommodation more suited to their immediate needs. This is important and even
though most older people do not see themselves as old, and want to be at the heart of
their communities rather than live behind a security gate, we must listen and act, building
accommodation that reflects these views and wider social trends. This will be in the best
interests of making our properties more resilient.

Plan action: The council will build high quality homes. Mindful of conversations
about fuel poverty and sustainability of physical resources, it will create
environmental and sustainable homes, which will deliver better, more energy
efficient homes in the round and align with the current government'’s policy
emphasis on the UK reaching net zero carbon emissions by 2050.

We are already building green innovations into our affordable housing provision with living roofs, such as
the one pictured here at Danemore in Tenterden

2 o Housing delivery plan for 2019-2023



We need to lead by example, potentially going beyond the minimum building regulations
requirements and taking the lead in delivering homes with carbon reducing measures.

It is also about working in parthership across the county to look at the way in which health
and social care are being delivered, working with public health and NHS colleagues (such
as has been done with Homebridge at Farrow Court) to consider all health priorities and
inequalities to ensure that our homes are fit for purpose.

This plan ‘Building on solid foundations: delivering affordable homes in Ashford’ puts
affordable housing to the fore with the council providing responsible leadership and
encouraging RPs and communities to take the lead where appropriate.

"42% of vesidents believe Hhat more affordable homes are needed and
537 of vesidents sy Hak affordable. homes contvibute Fosi-l-ivdg ha

sense of Plau»"

The 2018 residents’ survey revealed that 42% of residents believe that more affordable
homes are needed. Furthermore, 53% of residents say that affordable homes contribute
positively to a sense of place. This provides a mandate for us to deliver in our
communities.

With Homes England placing a strong emphasis on homes being provided at social rent
levels, we need to look at delivering truly ‘affordable’ rents. Council homes are obviously
part of the solution. Ashford is currently ninth in Kent in terms of weekly resident earnings
so looking at social rents is critical.
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Cho\p-'w 4 Aims and ambitions

This delivery plan for affordable housing aims to align itself to the council’'s Corporate Plan.

In December 2018, the housing service took its annual update paper to Cabinet members.
This contained a list of sites — the vast majority of which were in the council’'s ownership

— that had been initially vetted by planning and were included in the council's debt cap uplift
bid to the Ministry of Housing Communities and Local Government in September 2018. The
council sought to deliver 334 homes across 25 sites raising its debt cap by £61m. However,
soon after establishing the appetite for local authorities to build social housing again, central
government removed the debt cap altogether.

This has given us time to pause and reflect, to ensure that we set out a sustainable
programme for delivery, while concurrently working on this strategy for delivery over the
longer term, establishing a pipeline so there are no longer peaks and troughs in our numbers.

Initially, we will deliver the homes set out in Appendix 1 to this delivery plan. However, once
we have delivered those sites we would like to deliver ‘more, faster, better’ — the current
housing minister's mantra. Below we set out how we intend to achieve the ambition clearly
set out in our mission statement.

Plan action: Housing will consider the following aspects (outlined in Table 9) when
looking at delivering and enabling new build homes.

Considerations for future new-build

Enabling We will maintain and evolve our quarterly development forums, working closely with RPs
through to ensure that all provision brought forward through s106 agreements is taken up. We will
s106 ensure they think of Ashford first when looking to invest in housing. Furthermore, we will

agreements | ensure where M4(3) homes are required — either under policy HOU14 of our Local Plan
or negotiation — we work with the developer, architect, Occupational Therapist and RP to
see these delivered. Where RPs do not take on s106 homes, should the numbers not be
palatable to them, we will intervene to acquire them, if the price is right.

Enabling We have identified that the Local Plan is not delivering sufficient numbers of affordable
beyond s106 | rent homes to meet demand. Therefore, we will work with the RPs working with us in our
agreements | borough to join forces with them and deliver work through proactive partnerships. This
will see us set up a Housing Delivery Framework to enable us and our partners to deliver
projects that alone would be too expansive for our resources, but which together can be
achieved. Such Joint Ventures (JVs) are truly innovative. We will, if it is appropriate to do
so, also consider setting up a Special Purpose Vehicle and enabling through community-
led housing.

Legal In addition to setting up a delivery framework we will seek to grow our construction
considerations | framework to ensure there is wider choice and capacity for us when tendering for
contracts for our affordable homes build programme projects — with a range of SME
contractors to support the local economy and MMC contractors to accelerate delivery on
the council's own-led projects. We will consider procurement on the use of institutional
investment to unlock sites.
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Designated
Protection
Areas (DPAs)

“The whole borough apart from the urban areas of Ashford, Tenterden and Wye is designated
as a Designated Protected Area.

Here, it is possible to use a section 106 deed to control staircasing on shared ownership homes
to prevent their loss to the local community in future years were they to be subsequently
bought outright by the tenant and then sold on the open market.

This is achieved through use of a planning obligation to restrict any ability to staircase a shared
ownership lease beyond 80% of the equity value of a dwelling in a designated protected area.

In the absence of a planning obligation restriction, a registered provider delivering shared
ownership housing with grant monies would simply need to comply with any conditions
imposed by Homes England regarding the delivery of affordable housing in a designated
protected area. In the absence of a waiver from Homes England (in consultation with the
Head of Housing), an RP in that situation would be obliged to dispose of its shared ownership
units either subject to a cap on stair-casing at 80% of the equity value or with no cap but an
obligation to buy back in the event its tenant acquired 100% equity value in a unit.

There are no controls in place in the event that the shared ownership housing is delivered
grant free.

The Head of Housing's proposed policy position in a designated protected area is to mirror

the position outside of a designated protected area and allow unrestricted staircasing to one
hundred percent (100%) equity value of a dwelling, save for affordable housing proposals in a
rural exception site (coming forward under HOU2 of the Ashford Local Plan to 2030. On a rural
exception site, restrictions would be imposed by planning obligation to control staircasing as
follows:

Grant Funded

e acap on staircasing at eighty percent (80%) of equity value; or

e anunrestricted right to staircase to one hundred percent (100%) of equity value
preconditioned on an obligation on the RP to buy back the unit in the event that a tenant
acquires 100% equity value in that unit; or

e anunrestricted right to staircase to one hundred percent (100%) of equity value
preconditioned on an obligation on the RP to obtain a waiver of grant condition from
Homes England (in consultation with the Head of Housing and the Head of Development
Management and Strategic Sites)

NON-grant funded
e acap on staircasing at eighty percent (80%) of equity value; or
e anunrestricted right to staircase to one hundred percent (100%) of equity value

preconditioned on an obligation on the RP to buy back the unit in the event that a tenant
acquires 100% equity value in that unit; or

e anunrestricted right to staircase to one hundred percent (100%) of equity value
preconditioned on an obligation on the RP to obtain the written approval of the Head of
Housing and the Head of Development Management and Strategic Sites

Currently, many rural villages are seeing development of local plan allocated sites and other
sites granted by the council or on appeal, which collectively are providing a significant number
of shared ownership units in rural areas. Officers understand from their RP partners that

this provision is meeting most identified local need in these local areas and is also providing
housing for those who would not meet local criteria. There is currently therefore no clear need
to preserve local housing stock for local housing people in rural areas, especially as there is a
significant pipeline of further developments which will come forward in villages under the new
local plan.

Therefore, it is envisaged that the Head of Housing will approve an unrestricted right to
staircase to one hundred percent equity value other than in a rural exception site development
or where specific local circumstances need to be managed. An Unrestricted staircasing

ability supports and encourages the use of shared ownership housing as a route into home
ownership and manages RP’s concerns regarding mortgage-ability of units if unrestricted
staircasing is impeded.

The nominations agreement arrangements with local RPs will continue to ensure that these
homes be prioritised for purchase by local residents”.




Embracing
innovation

We will deliver energy efficient homes and use modern methods of construction on

sites of the right topography that provide relevant access — including for temporary
accommodation to assist with homelessness provision. We will also investigate setting up
an Ashford Living Rent to tackle genuine affordability issues within the borough

Allocation

We will look at building some homes specifically for pre-allocation, to assist households
on our waiting list — such as has been done already at Noakes Meadow in South Ashford.
Also, we will work with RPs, developers and architects to enable us to pre-allocate homes
coming forward through s106 sites. Our flexibility must be what makes us different

Mitigating
risk

We will work harder to establish a robust risk assessment process for site acquisition and
utilise existing processes, which can be refined, to monitor progress through acquisition
and build

Town centre

We will support the wider corporate goal of achieving a vibrant town centre — being
mindful of permitted development rights (save the area in the commercial quarter, which
is exempt from the initiative introduced by government in 2013)

Beyond the
boundary

While focusing on our own borough, if s106 sites have stalled in neighbouring boroughs
we will consider acquiring the homes, managing them ourselves and entering into a
lettings agreement with the other authority

Stakeholders

We will work in partnership with local people and communities to support the delivery of
affordable housing in the following ways:

 Dovetailing with Kent County Council to ensure that we are not over or under providing
care-ready accommodation when anticipating the needs of the borough'’s ageing
population

» Continuing our on-street purchase programme to deliver homes that we can adapt for
people with specific, more complex needs, or that boost our stock more quickly than
building would

» Working with parish councils to achieve their buy-in and understanding of homes
being delivered in their communities through s106 or our own affordable homes build
programme — mindful of the differences between rural and urban areas

« Attending Kent Developer Group meetings to nurture relationships to make developers
aware of Ashford'’s desire to deliver affordable homes

» Supporting any groups interested in providing community led housing, where it is
endorsed in the communities in which they seek to deliver

» Fostering relationships with local landowners to make them aware of our seriousness in
acquiring sites suitable for delivering schemes

o Communicating and consulting with residents and tenants to inform them of the need
for affordable housing in their locality and what our plans are

* Internally we will continue to hold our housing project group meetings to ensure that
the planned maintenance, repairs, project delivery, legal and development teams are
all aware of the latest progress on projects and have had input onto design and other
related decisions

Beyond new
build

We will refurbish and bring back to life our existing housing stock. Failing to do so can
contribute to an area’s failing reputation and invoke negative perceptions of affordable
housing and lead to a lack of civic pride. It is therefore paramount that we keep our stock
smart and improve everyone's quality of life

Table 9. Considerations when delivering new affordable housing
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Measurement and metrics

Metrics are the building blocks for assessing the success of plans, projects and strategies.
They also help to look past the bare numbers and understand the real challenges facing
a particular sector. The following metrics are suggested to evaluate the success of this
plan against previous performance and our ambition to deliver on the mission statement
through the mechanisms listed above.

Outputs

Initial outcomes

Ultimate outcomes

Number of homes constructed
by the council

Number of homes delivered by
RPs / enabled by the council

Number of on-street purchases
made using available right-to-
buy funds

Number of homes in our
pipeline for delivery (including
temporary accommodation for
homelessness)

Value of grant secured from
Homes England

Number of RPs / contractors on
our meaningful JV / construction
frameworks

Number of RP site meetings
council actively attending
Number of community
consultation events held
Number of parishes actively
engaged in s106 sites with RPs
serving the borough

Number of refurbishment
programmes undertaken to

exterior of existing stock

Housing affordability increasing
through delivering homes by
maximising grant opportunity,
reflecting the aims and ambitions
of Homes England

Housing quality increasing

Speed of delivery increasing
through attendance of
development team at RP site
meetings with developers,
offering access to relevant
services in the council

1-4-1 monies carefully monitored
and spent within appropriate
timescales

Reduction in spend on bed-and-
breakfast and other nightly paid
for accommodation for those
applicants to whom we accept a
homeless duty — increased site
identification to ease corporate
pressures

Sustainable and constant supply
of housing delivery achieved

A sound and viable Business Plan
with projects providing funds

to continue the development
programme and fund any future
liabilities

Increased grant received as a
result of steady pipeline

Civic pride increases and quality
places are created

Percentage reduction in number
of households on the council’s
waiting list

Greater flexibility on affordable
provision in and outside of s106
agreements ensuring good mix
of tenures and the right homes in
the right places

Reputational success for the
council, being seen as a sector
leader by key influencers

RPs think of investing in Ashford
first when looking to grow their
portfolios

We are tackling real need —
everything we are building or
seeking delivery of through s106
is evidence led

Contributing to making the
Ashford borough economically
viable by adequately housing
local people

Table 10. Measuring the success of delivering affordable homes in the Ashford borough
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In order to get to this point, measurement must be an ongoing process to ensure that
the service is on course to deliver its key attainment targets. These will be assessed both
monthly and quarterly through a range of strategic, and key, performance indicators (SPIs
and KPIs). These will seek to measure:

e KPI: The number of homes delivered by Ashford Borough Council in total (quarterly)
e KPI: The number of homes delivered by RPs working with us in the borough (quarterly)
» KPI: The number of street purchase properties acquired by the council (quarterly)

e SPI: The number of construction starts on site across the borough — both council and
RPs (monthly)

» SPI: The number of pipeline sites identified by the council for its own delivery
programme (monthly)

e SPI: The number of successful grant applications applied for and the value of
these (quarterly)

e SPI: The amount of grant funding secured (quarterly)

» SPI: Number of new independent living properties delivered by RPs (quarterly)

» SPI: Number of new build social rent properties delivered by the council (quarterly)
e SPI: The value of 1-4-1 monies needing to be allocated, and by when (monthly)

e SPI: The number of ‘complex cases’ in the midst of resolution (quarterly)

¢ SPI: The number of households in council stock who have downsized to take new
council or RP properties (quarterly)

e SPI: The number of registered providers engaged on site in delivery (quarterly)

Other KPIs and SPIs exist for tenancy management and lettings.

2 6 Housing delivery plan for 2019-2023



Chapter 3. Resources and Finance

As part of the national reform of the HRA subsidy system, in March 2012, the council
completed the buyout of the HRA from the housing subsidy system for £113.7m,
transferring a proportion of the national housing debt. Total HRA debt is currently £115m,
an average of approximately £23,000 per property. The existing use value of social housing
(EUV-SH) is held at 33% of market value. This EUV-SH is, for Ashford, approximately
£54,600 (with the market value approximately £165,000). Both valuations are well below
the average debt per unit.

As part of the HRA reform, government imposed a debt cap for each local authority.
Ashford'’s debt cap was £126m, this limited the level of debt each authority could have for
its housing stock.

During 2018 this council had been developing a bid to increase the debt cap by £61m.
However, it was announced, as part of the 2018 autumn budget, that the HRA debt
cap would be abolished from 29th October 2018, to enable councils to increase house
building; a move endorsed by Ashford Borough Council.

We are in a position where, as a result of Right To Buy, if we don’t continue to build and
purchase stock then our unit numbers will continue to fall, resulting in a reduction of
available social housing.

Figure 4. Projected numbers of social housing in the Ashford borough (with projections as reported to

Cabinet in December 2018)



As can be clearly seen, the projected numbers of social housing will continue to fall,
despite our efforts in house building. In fact the numbers fall from 4,891 to 4,623.

We are currently looking at re-profiling our projects to ensure affordability and payback
for each project over the longer term. This includes looking at our resources as a whole to
ensure financing and officers are able to support each development or purchase.

Any increase in stock numbers requires investment, but before we embark on any new
projects or initiatives each project is tested for financial viability, not only as a self-
contained project but also as part of the 30-year HRA business plan.

As a result of the buy-out the HRA currently has debt of £115m, which is around £23,000
per property. This value is significantly below the EUV-SH stated above. In simple terms,
in a hypothetical scenario, if we were required to repay all our debt we could facilitate this
repayment by selling off stock.

The council's Capital Strategy will, going forward, incorporate the borrowing requirements
of the HRA. As such the borrowing limits of the council will include the capital financing
requirement of the HRA with the Treasury Management Strategy built to support the
council’s objectives.

This plan is approved, by Cabinet, as part of the budget process and incorporates the
council’s capital plan.

Plan action: Housing will work closely with finance to understand:

¢ In line with Prudential Borrowing, what level of debt the organisation is happy for
us to service

e What level of control is needed on the level of debt ultimately proposed
e What degree of tolerances housing has on projects

* Whether members will require to know what our level of debt is compared to
overall debt across the General Fund

e What the sign-off process is in securing permission for each scheme proposed
for delivery, given the variances at play in delivering rural schemes and dealing
with contamination and utility costs on the remaining infill sites and the effects
this has on payback periods

e How the HRA will work in the future

e How social rent can be delivered even outside of Homes England grant to make
this approach more resilient should that funding stream cease

e The language and terminology used by each department

e The availability of right-to-buy receipts once outcomes are known on the
government consultation held in 2018
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Physical delivery

We have set out that we want to deliver more than we have previously delivered and,
indeed, accelerate our delivery. This may require us to recruit internally to support this
ambition. Any internal recruitment adding to the revenue costs of the Housing Revenue
Account would need to be considered alongside the affordability of the 30-year
business plan.

Table 9 in Chapter 4 sets out some of the alternative delivery mechanisms we will seek
to employ, again given the Cabinet approval in December 2018 for housing services to
explore these possibilities.

"We. have bren keen 4o vetain skills internally and
His D\dfu\ us deliver in Hhe HRA"

Capacity to deliver

We have been keen to retain skills internally and this has helped us deliver in the HRA and
General Fund. Yet we need:

» To consider a skills and a capacity gap, to cover core work and putting frameworks/
access arrangements in place to procure all skills which are needed infrequently or at
high demand.

» Core skills are currently: architectural, design, engineering, surveying from quantity
surveying and building surveying

« Skills procured due to frequency of use are currently: geotechnical, ecological,
architectural, topographical

« Skills procured due to capacity are: architectural, employer’s agent, flood risk assessment
 Suggested skills gap given our current situation: land acquisition, sales agent (for shared
ownership and cross-subsidy homes), and skills associated with land deals and JVs

» Suggested capacity issue with the HRA delivery: project manager (to accelerate delivery
to anticipated level by anticipated time)

» To ensure we have enough resource and a structure in place that means existing staff
are not asked to deviate from their core work when other opportunities or projects appear
during horizon scanning

» To have an open approach to outsourcing work given the overall objective is delivery
and factoring in staff availability and potential external costs when delivering projects thus
providing true costs, not just build costs and materials, but staffing, fit out, decanting and
home loss payments (where applicable)

« To think holistically and identify the tipping point where additional resource is required in
the area management team. This is important because:

» Additional homes require additional management

» More active tenant involvement is required to reduce the stigma of living in social
housing, as set out in the green paper.

» To have an awareness of the impact of our plans on other services — such as: planning
officers, finance, rubbish collection, the environmental team



A Better Choice for Property Ltd (“the Property Company”)

In 2014, Ashford Borough Council took the decision to set up an innovative property
company. Its remit is to provide high-quality housing for market rent to meet the needs of
the people of the borough — such as through acquiring private rental homes — and be the
landlord for tenants in these properties. In its quest to acquire homes, and sites or land,
there may be some crossover with the investigations the housing service is undertaking for
its HRA.

While negotiations are confidential and the Property Company is a separate entity to the
council (although being wholly owned by the authority), stakeholders do connect the
Property Company to 'the council’. Therefore, if both the housing service and the Property
Company approach landowners, developers or RPs about sites independently it appears
unprofessional and others will perceive a lack of communication internally.

Plan action: Housing will therefore maintain open communication channels
with the Property Company and establish an agreement on sharing information
to avoid artificially driving up prices and to ensure the best deals are reached
for each organisation. Establishing an acquisitions group would ensure better
communication and remove these risks when negotiating over potential assets.

Such a collaborative view on asset acquisition can only benefit both organisations.

Chopler 6. Risk

We manage risk within our own affordable homes build programme carefully with
fortnightly, cross-directorate risk meetings. Issues are identified with the current build
programme and future pipeline, taking a holistic approach across services as outlined in
the previous chapter and sharing concerns with them. We take a granular approach to risk,
looking at each site and the impacts of any slippages in turn.

Our quarterly development forums and quarterly attendance at site meetings with RPs
assist them to deliver and mitigate the risk of them delivering out their sites, in addition to
continued dialogue outside of these meetings.

Plan action: Housing will continue to hold fortnightly internal cross-departmental
meetings to assess risk in its own delivery programme and will continue to host
quarterly development forums for RPs serving the borough.

Many of the risks are set out in the PESTLE analysis in Chapter 1. The main financial risk is
set out in the previous chapter.
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Beyond new build

The Social Housing Green Paper identifies the stigma still attached to housing tenants in
council-owned accommodation. It is therefore paramount that we maintain our stock to
ensure it remains as tenure neutral from the facade as it began life to ensure that there is
no visible sign that there is any perceived superiority or inferiority in the tenure of these
and surrounding homes.

The restructure of the Development Team in 2018 included the post of Development
Partnership Officer, who identifies ways to make the best use of the council’s existing
stock, mitigates the potential risk of under-utilising our current homes. They incentivise
those tenants who are under-occupying to relinquish their homes and move to
accommodation that is more suited to their needs and circumstances.

Additionally, they mitigate the risk of more complex individuals not being considered when
new developments are submitted to planning, or when street purchase opportunities arise.

Plan action: Housing will acknowledge and mitigate risk in accordance with the
details outlined in Table 11 below.

31



Risk

How we will mitigate risk

Lack of pipeline within our own affordable homes
build programme

Developing a pipeline to ensure there is no stop-
start effect in our own delivery programme and to
ensure sustained, continual delivery of numbers —
developing a solid programme

Stigma attributed to social housing

Adhering to our Asset Management Strategy —
acquiring and disposing of stock as appropriate

Risk of non-delivery with RP sites under way

Continuation of quarterly development forums
with RPs to ensure Ashford remains the focus for
their delivery programmes, and attendance at
site meetings to ensure smooth progress on sites
around the borough

Risk of RPs not taking up delivery of s106 sites
coming forward through the Local Plan

Building in greater flexibility when looking at s106
agreements and sites coming forward through
that process — given the smaller numbers that
those sites are delivering. We may have to step in
ourselves as an authority to take on s106 homes if
no RP comes forward, though this does not deliver
additionality

Delivering on land we acquire ourselves through
the HRA

We will work harder to establish a robust risk
assessment process for site acquisition and utilise
existing processes, which can be refined, to
monitor progress through acquisition and build

Corporate awareness of our risk

We will update the HRA Business Plan annually

to ensure visibility of our current plans — and
awareness of our ability to move people on

from temporary accommodation. However, as
assumptions are run through the Business Plan to
analyse potential outcomes from new innovations,
we can update it more regularly given the level

of communication between the Development
Partnership Manager and the Senior Accountant

Reputational risk

Not delivering affordable housing in the numbers
required, when the focus nationally is firmly on
such delivery, will lead to negative reputational
effects for the council

Affordability

Given the affordability pressure mentioned

in previous chapters, we will investigate
implementing a bespoke, income-based Ashford
living rent in the borough — initially this would be
trialled in the council's own housing stock and,

if successful, could be rolled out in RP’s stock
subject to negotiation and dialogue

Land acquisition

Where the borough council's HRA, the property
company or the General Fund are all looking at
the same site, to avoid an additional reputational
risk regarding land acquisitions, we will reach a
hierarchical agreement on sharing information
(governed by the Director for Finance and IT)
between the three parties internally

Table 11. Identifying and mitigating risk in delivering affordable housing
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Chapter 7. Refocusing and setting
ouy Ho\Juhrg

Our core priorities are:

« Building our own homes

» Enabling RPs serving the Ashford borough to deliver their schemes

e Ensuring s106 homes coming forward through our Local Plan are delivered
« Delivering our on-street purchase programme

Our other priorities are:

 Levering in more grant to assist with the viability and to aid the delivery of our affordable
homes build programme

* Delivering social rent to increase genuine affordability for those on our housing

waiting list

» Looking for opportunities to acquire homes and buildings that can be used or converted
for temporary accommodation to ease any pressures as they arise in the General Fund in
terms of homelessness

» Creating a sustainable pipeline for future delivery
 Innovating to accelerate delivery

» Working together across the council to ensure we have the capacity, resource and
commercial acumen to call upon that match our aspirations

« Investigating new opportunities that arise but not being diverted unnecessarily from the
core priorities we have identified above
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Appendix . Housing's delivery pipeline
In Augusl' ZOH

Site Delivering How funded Year start anticipated
(affordable rent on site
[AFR] unless stated)

Existing sites from phase 5 of our affordable homes programme

The Weavers, 2 x 2-bed bungalows Right-to-buy (RTB) Handover,
Biddenden receipts are being used | due Dec’ 2019
Ragstone Hollow, 2 x 2-bed and 2 x ;onrdR_I?k?:tsvr;\Zcr);low Handover,
Aldington 3-bed bungalows due Nov' 2019

The Big 3 sites

These sites have Cabinet approval for housing services to explore further, and at the time of writing East
Stour Court and The Poplars have planning permission while the remaining site at Halstow Way is under
consideration in the planning system. Consultation events have been held in the community

East Stour Court, 30 units remodelled We are currently Start late summer 2019
Willesborough sheltered housing submitting a bid to
scheme Homes England for
. .. CASSH funding for East
The Poplars, Ashford l30 ur}|ts of mdepderl'dent Stour Court and The Start January 2020
iving" accommodation Poplars
Halstow Way, Ashford 17 units of ‘general We are planning to use | Start late summer 2019

needs’ accommodation | RTB receipts

Ten sites

Ten sites included in an exempt appendix in the Cabinet report of December 2018 are to be progressed
following approval from cabinet to explore the sites’ possibilities further. Indicatively, it is anticipated that
these will deliver 51 units of accommodation. Architects will be instructed following a current tendering
process to assist with design, community consultation and submission of the plans into the council's
planning team.

Ten sites

These are sites included within the HRA debt cap uplift bid in September 2018 (before the government
removed debts caps in the housing revenue accounts of local authorities). Some of these sites are
smaller, infill sites. However, some of them have local opposition and a view will need to be taken as to
whether they progress. These remaining sites total 80 units.

Of course, there are land acquisitions that will come forward as and when legal processes are
completed — these will then be added to the above programme.
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APFU\Aix 2. Ac:"io/\ PlM

These ongoing actions will be owned by housing and delivered during the delivery plan’s life.

Key to job titles in ‘Assigned to/resourced by’ column: Director of Finance and Economy (DOF&E); Head

of Housing (HOH); Head of Corporate Property and Projects (HOCP&P); Housing Operations Manager for
Development and Neighbourhoods (HOMD&N); Housing Operations Manager for Property and Technology
(HOMPE&T); Housing Operations Manager for Options and Private Sector (HOMOG&PS); Development and
Regeneration Manager (D&RM); Housing Asset Manager (HAM); Neighbourhood Services Manager (NSM);
Development Partnership Manager (DPM); Supported Housing Manager (SPM); Senior Accountant (SA);

Senior Estates and Valuations Officer (SE&VO); Development Partnership Officer (DPO)

Action Desired outcome Assigned to
Housing will work with planning, legal and | Housing perceived as a thought- DPM, DPO
RPs to ensure the maximum number of leader in Kent, delivering strong
affordable homes numbers on its own and in partnership
Housing will intervene if necessary to Developers know housing is serious DPM, DPO,
acquire units that RPs are not interested in | about s106 delivery, with delivery HOMDG&N, D&RM
taking dovetailing with that of RPs
Housing will acquire land to deliver future | Greater opportunities presented to D&RM, SE&VO,
schemes using its delegated authority grow housing'’s portfolio HOMD&N, DPM
from Cabinet
Housing will work with KCC to ensure the | Delivering homes relevant to Ashford HOMDGEN, DPM,
number of extra care units required in the and the county HOH
borough are delivered
Housing will encourage ‘rightsizing’ to Best use of council homes enabling all | DPO, DPM
create movement in its stock households to be in accommodation

appropriate to their needs
Housing will ‘rebrand’ older persons’ Removing the perceived stigma that HOMDGEN, DPM,
services as ‘independent living’ the term ‘sheltered housing’ evokes NSM; SPM,
accommodation
Housing will think ‘beyond new build’ to Visually creating the impression that HAM, HOMPE&T,
maintain existing stock — as a small part of | all council stock is well looked after HOMD&N, NSM,
our tenant engagement work, while linking | and tenure blind on streets within the DPM
in with the Tenant Participation Strategy borough, removing any stigma about

our homes for our tenants
Housing will search for every possible Maximising delivery channels DPM, HOMDG&N,
solution to deliver affordable housing and D&RM,
create balanced communities
Housing will deliver affordable housing Demonstrating housing’s willingness DPM, HOMDG&N,
alongside the themes identified in the to work and thinking at a strategic D&RM
council's Corporate Plan level
Housing will ensure short-stay, temporary | Housing playing its part to reduce HOMDGEN,
accommodation facilities are built and homelessness in our borough HOMOG&EPS, DPM,
handed to the General Fund D&RN
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Housing will build quality homes that are Reduced energy bills for residents, D&RN, HOMDG&N,

sustainable and more energy efficient better environmental outcomes DPM, DPO
Housing will have a range of The right homes are delivered in the DPM, DPO, HAM,
considerations when considering new- right places D&RN

build homes — working in partnership with
both internal departments and external

partners
Housing will work closely with finance at Better understanding of borrowing DPM, SA
all times capacity,1-4-1 monies, control
required and sign-off procedures
Housing will work closely with the Maintaining the professional HOMDG&N;
Property Company appearance of the council as a whole HOCP&P, HOH
Setting up an acquisitions group to identify | Presenting a more professional HOMDG&N,
the best outcome for land and sites approach to HOCP&P, DOF&E
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Appendix 3. Glosso\wj of fevrms

While every effort has been made to explain all terms used within this document, it is still useful to have a
final section listing the terms in alphabetical order. Similarly, where terms are spelt out in full the first time
they are used, they may be subsequently abbreviated. Again it is felt useful to detail these here.

Term Explanation

1-4-1 monies Under current Right to Buy legislation, council tenants — and housing association
tenants who transferred with their homes from council landlords — have the right to
buy their home at a discount. Local authorities are able to retain one third of these
additional sales receipts to fund the provision of the replacement stock. The money
must be spent within a three-year period or be paid back to the government with
interest. (A consultation was held in 2018 regarding extending the three-year period
and also the percentage of receipts the council can retain — we await the outcome of
this at the time of writing)

1% rent In the November 2015 budget the then Chancellor of the Exchequer imposed a
reduction 1% rent reduction in social housing to run for four years beginning from April 2015.
This saved reduced costs for the government but hindered the council’s ability to
implement programmes of planned maintenance work and new build construction
within its HRAs

Affordable Affordable housing can be accommodation that is either rented or part-owned by its
occupier. NPPF guidance suggests affordable rent is set at up to 80% of market rent.
This definition is what we mean when we say affordable housing in this delivery plan —
with social rent being up to 60% of market rent. Affordable home ownership relates to
products including shared ownership, a part-rent, part-buy scheme. This offers entry
onto the property ladder at a lower initial outlay with opportunities to own further
shares in the property at a later date (known as ‘staircasing’)

Affordable Supplementary Planning Documents add further detail to the policies in the Local Plan.

Housing SPD They can be used to provide further guidance for development on specific sites, or on

(Supplementary particular issues, such as design, or in this case affordable housing. SPDs are capable

Planning of being a material consideration in planning decisions but are not enforceable

Document)

Ashford Living An idea being scoped out by the council's housing services team to deliver truly

Rent affordable rents in the Ashford borough

Big 8 projects A raft of major economic regeneration projects delivered, or in the delivery phase, by
the council during the period of the 2015-2019 political administration

CASSH (Care The Care and Support Specialised Housing Fund (CASSH) aims to support and

and Specialised accelerate the development of specialist affordable housing which meets the needs of

Supported older people and adults with disabilities or mental health problems. Since 2013 Homes

Housing Fund) England has allocated £150m capital funding to specialist housing providers, on behalf

of the Department of Health and Social Care, to bring forward proposals

Complex cases A complex case may be a household with a requirement for a housing, or a specific
home in a specific area — perhaps because of a disabled family member — where such
a need exists the council will work with RPs, developers and architects to see if homes
can be delivered on new developments where such accommodation cannot be
brought forward through our existing stock or our street purchase programme
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Development
team

A team of three officers within the council's housing service department whose role is
to deliver and enable affordable housing delivery both internally and through the RPs
working in partnership with the council in the borough. Additionally, the team looks at
making the best use of our council stock — through encouraging ‘right-sizing’

General fund

The General Fund is a budget that includes all income and expenditure incurred in
the day-to-day running of the Council comprised of all services other than housing.
Capital budgets include income and expenditure, which acquire, enhance or improve
long-term assets

HRA (Housing

The HRA is a ring-fenced part of the General Fund. It deals with all transactions

Revenue relating to the Council’s function as a housing landlord. The HRA takes its income from

Account) rents and services charges collected from tenants, and spends this money exclusively
on maintaining its existing housing stock as well as investing in new housing.

HRA debt cap Until autumn 2018, there was a debt cap imposed on local authorities HRAs. Councils

could borrow money within their HRAs to build more homes to provide more income,
or refurbish or regenerate existing stock. However, each council had a limit as to how
much they were allowed to borrow — a limit tighter than the value of the stock they
owned. With this restriction now gone, it is hoped that local authorities will accelerate
their delivery of new-build council housing

Housing waiting
list

This is a list of applicants who are assessed in terms of their circumstances (over-
occupying, threatened with eviction etc), priority need and the length of time that they
have been waiting. Those without a local connection to Ashford or who already have
adequate accommodation will be deemed ineligible for registration

JVs (Joint Where two RPs join forces, combining their expertise and resources, to deliver a

ventures) housing development that alone they would not have been able to deliver

KPIs (Key These are a mechanism for evaluating the factors that are important to the success of

performance a project or organisation. The purpose of using KPIs is to focus attention on delivery

indicators) outcomes

Local Plan Local plans must be consistent with national policy but can also take on board
local planning issues. The Ashford Local Plan 2030 sets out the land that needs to
be provided in the borough to accommodate new homes and jobs up to 2030. It
contains a number of sites across the borough proposed for development as well as
establishing planning policies and guidance to ensure local development is built in
accordance with the principles of sustainable development.

MMC (Modern Modern construction methods (MMC) are methods that are developed so

methods of that construction time is reduced, as is cost (in sufficient volumes) without

construction)

compromising sustainability

NPPF (National
Planning Policy
Framework)

The National Planning Policy Framework sets out the Government’s planning policies
for England and how these should be appliedl. It provides a framework within which
locally-prepared plans for housing and other development can be produced.

Right-sizing

Where someone moves from a property they may be under-occupying to a home
more appropriate to their housing needs

RPs (Registered
Providers)

Housing associations registered to provide social housing in the Ashford borough

Section 106
agreements/sites
(s106)

These are legal agreements between councils and developers that are linked to
planning permissions. They are drafted when it is considered that a development will
have significant impacts on the local area, such as on its road infrastructure. Areas that
benefit from the money sought to redress the balance of this impact, include public
open spaces, education and affordable housing
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Social Housing
Green Paper

Called ‘A new deal for social housing’ the Green Paper aims to rebalance the
relationship between landlords and residents, tackle stigma and ensure social housing
can act as a stable base and support social mobility

SHMA (Strategic

The SHMA forms part of the evidence base to support housing and planning policies.

Housing It informs the size, type and tenure of homes that the borough should be looking
Marketing to provide

Assessment)

Strategic These are an additional mechanism for evaluating the factors that are important to
Performance the success of a project or organisation. These provide an additional check to ensure
Indicators progress is being made towards declared ambitions and targets

Street purchase

The council uses 1-4-1 monies to acquire homes on the open market that represent

programme good value for money — often this is for smaller homes that require minimal work
to get them to a lettable standard and that we could not build for less, or may be
old council stock in areas where we have existing homes that are managed by the
council's area management team

Tenures Such as social rent, affordable rent, shared ownership, private rent and private

sale homes

Tenure neutral

In direct response to the Green Paper, there is a need to ensure that affordable
housing is indistinguishable from any other tenure of housing — not grouped together
on new build developments, not different in its appearance and not running into
disrepair if it is older housing stock so as to differentiate it from open market housing
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