	B O R O U G H   O F  K E T T E R I N G



	Committee
	EXECUTIVE 
	Item 

12
	Page 1 

	Report 

Originator


	John Conway
Head of Housing
	Fwd Plan Ref No:

A12/057

	Wards Affected
	All
	15th October 2014

	Title


	HOUSING STRATEGY 2015/16 – 2019/20: OVERVIEW


Portfolio Holder: Councillor Steve Bellamy 


	B O R O U G H   O F  K E T T E R I N G



	Committee
	EXECUTIVE

	Item 

12
	Page 6 






2. INTRODUCTION

2.1
Kettering Borough Council’s Housing Strategy is a key tool in ensuring the successful delivery of a range of housing options and solutions for local residents. 

2.2 
The Housing Strategy identifies the challenges we face as a council in developing new homes, managing existing homes and delivering housing services across the Borough. It determines our priorities for housing and sets out how we will deliver them through specific actions. 

2.3 
The Housing Strategy contributes towards the Council’s wider strategic aims and priorities and as such cannot be successfully implemented in isolation from key national, regional and local strategies. The Council has a lead role in:

· assessing and planning for the current and future housing needs of the Borough’s population;

· encouraging a supply of new homes to be built across all tenures;

· supporting the local economy by having the right number of homes of the right tenure and price for our growing community;

· making best use of existing housing stock;

· improving poor housing conditions and thereby alleviating health problems associated with sub-standard housing;

· promoting housing-related support services; and 

· working with a range of partners to achieve the best possible outcomes for local people.
2.4
The level of activity in each of these areas is dependent on the level of resources that are available. 
3. 
A NEW HOUSING STRATEGY

3.1 
The Council is aiming to publish a full Housing Strategy for 2015/16 – 2019/20 in early 2015. The new Housing Strategy will focus on ensuring the delivery of housing and housing-related services over the next five years in the context of a fast-changing local housing market and a challenging economic climate.

3.2 
This report describes the main features of this rapidly-evolving housing market and sets out some of the ways in which we can achieve a more balanced housing market that benefits local people.

3.3
Although the Strategy will initially cover a five year period, if national policy or economic conditions significantly change it may require an earlier re-fresh. 

4. 
KETTERING’S CHANGING HOUSING MARKET 

4.1 
Since the last Housing Strategy was published, the local housing market in Kettering has changed fundamentally. Old certainties no longer hold true: owner occupation is in decline; the private rented sector is booming and social housing is proving harder to let. At the same time, housing need is rising and more of our customers are vulnerable and have complex needs.

4.2 
In response, we have worked with key stakeholders including customers and elected members on “Kettering’s Changing Housing Market” – a project to understand the main changes affecting our housing market and to plan the way forward. We have found that the main factors affecting housing need are:

Our Changing Community
· More people are living in our Borough

· The population has increased from 81,844 in 2001 to 95,748 currently.

· The number of households also increased by 15% between 2001 and 2011
· Households are smaller and more are non-traditional

· Single person households increased by 20% between 2001 and 2011

· One parent families increased by 33% between 2001 and 2011   
· Older people form a greater proportion of our population

· Between 2001 and 2011, the number of people over 65 in our community increased by 24%

Changing Face of Homelessness
· More people are approaching us for help

· 55 homeless applications were taken in the first 4 months of 2014/15 compared to 47 for the same period last year, representing a 17% increase. 

· There were 44 households in temporary accommodation at the end of June 2014. This compares to 31 at the end of June 2013 and 24 at the end of June 2012. This shows a 42% increase in the last year. 

· The Housing Options team recorded 1,164 contacts in July 2014 compared to 906 in July 2013, representing a 28% increase. 
· More people are sleeping rough

· Rough sleepers have increased from one person in 2011 to 11 in 2013 
· Homeless households now tend to be vulnerable single males rather than families with children

· 60% of households in temporary accommodation are single people with a support need
· Reductions in supported housing budgets mean that more vulnerable people with complex  needs are at risk of homelessness

· The closure of hostels at Carrington Street and Broadway have resulted in a loss of accommodation and support for 28 vulnerable people.
Impact of the Economic Downturn
· A reduction in the supply of new houses for sale over the past five years.
· Developers completed 199 new homes in 2012/13; down from 569 in 2007/08
· House prices are outstripping salaries

· The average house price is £178,748

· House prices in Kettering have increased by 5% in the last year

· Average house price is five times the average household income

Generation Rent
· Private lets have increased from 7% of the local housing market in 2001 to more than 20% at the current time

· Home ownership is no longer an option for many young people because of a lack of supply, poor mortgage availability and the cost of home ownership 
· Supply of social housing is not meeting demand  

· 243 new homes were completed by housing associations in 2008/09 but this was down to 100 new homes in 2013/14

· 69% of households on the Keyways register are singles and couples but one bedroom properties only comprise 25% of the Council’s housing stock
4.3 
Kettering’s changing housing market is characterised by demographic change, declining levels of home ownership, a booming private rental market, rising levels of homelessness from single people with complex needs and a mismatch between supply and demand for social housing. The end result is that is a single rental market, crossing all tenures, is emerging in Kettering. In short, social housing providers are now in direct competition with private landlords.   

4.4 
Over the past year, the “Kettering’s Changing Housing Market” project has helped the Council and stakeholders to appreciate the nature of the evolving local housing market and acknowledge the need to work in different ways. In the short term, we have put in place a range of initiatives which include:

· 
the Open House Days, in March and October which enabled local housing providers to actively market their void properties; 

· 
a review of the Council’s Lettable Standard for void properties with a greater focus on works to maximise the kerb appeal of void properties to prospective tenants;

· 
setting up a Social Housing Stock Viability Group which involves all housing providers in the area re-thinking the purpose of social housing and working together to develop new ways of letting and managing their housing so that it remains viable and continues to meet local housing needs.          

4.5 
The Council’s new Housing Strategy will now enable us to consider a range of long term projects so that the Council can achieve its objective of a balanced housing market which meets the needs of local people for an affordable and sustainable home.   

5. 
POLICY IMPLICATIONS
5.1 
It is proposed that our new Housing Strategy will contain the following three strategic priorities for housing:

(1) Looking to Increase the housing supply across all tenures 

5.2
Kettering Borough’s population is growing. Therefore, we intend to support an increase in the level of house building across all tenures in order to meet the housing targets in the Core Spatial Strategy. Our priority will be to try and help accelerate housing supply and growth by making development more economically viable, helping more people to buy on the open market and reviewing the supply of land capable of delivering new housing development.

5.3
We will also work hard to ensure that the supply of new housing includes homes that are affordable for local people.  This will include investigating options for building new Council housing as well as working with housing associations.
5.4
It will not be possible, or appropriate, for all the Borough’s identified housing needs to be delivered by building new housing. Indeed, given the reductions in development funding and the fall in the rate of house building in recent years, the supply of new affordable homes will remain limited. Therefore, it is essential that the best use is made of existing housing owned by the Council and other social landlords. This means ensuring that vacant homes are empty for as short a period as possible, ensuring that the social housing stock has “kerbside appeal” and encouraging people to occupy housing that is appropriate to their household size and type. The ‘Homes for the Future’ project will play a pivotal role in ensuring that our older housing stock continues to meet the needs of the community over the longer term.   

(2) Decent, Safe and Healthy Homes

5.5
Housing encompasses much more than just the basic need for shelter. High quality homes have a positive impact on both the look and appearance of local neighbourhoods and the physical and mental health of inhabitants.  Well-designed and maintained neighbourhoods also help to minimise opportunities for crime and anti-social behaviour. In addition, energy-efficient homes are essential in tackling fuel poverty and environmental sustainability. 
5.6
It is clear that housing has a key role to play in the creation of attractive and sustainable communities. This is already being addressed by our ‘Homes for the Future’ programme but the Housing Strategy will go further and assess how we can work with providers across all tenures to ensure that they provide decent, safe and healthy homes.

5.7
Private renting can offer a wider choice of housing than the social rented sector in relation to location, size, type and flexibility. Demand in this sector has grown in the last few years, and is likely to continue to do so. High deposits and low mortgage availability coupled with relatively low local market rents mean that newly forming households, particularly younger people, who might previously have bought, will look to the private rented sector. The choice and availability afforded by private rented housing means that it is often the best option for households who have presented as homeless or for those who have low priority for social housing. The challenge for the Council is to help facilitate this growth in a sustainable way through regulation, enforcement and working in partnership with good landlords.

(3) Helping People to Live Independently.

5.8
Everyone in the Borough should have the opportunity to buy or rent a decent home at a price they can afford, in a community where they want to live or work. Some residents will need support in order to achieve this and there will need to be a range of housing solutions to meet the diverse needs of the Borough’s residents, particularly as a result of the changing housing market. 

5.9
As well as providing services for people who are threatened with homelessness, we need to help vulnerable people to live independently within the community with appropriate support. This is an increasingly challenging agenda in the current economic climate and at a time of diminishing resources for the provision of public services. In looking at this priority, the Council will need to be mindful of not finding itself in the position of being a route of substitute funding because another agency has ceased public funding.  
5.10
New provision should be tailored to meet the needs of older people, people with physical disabilities and supported housing for vulnerable groups however new supply is not the only solution. Adapting or remodelling existing properties can allow individuals to remain in their current home or might offer a more cost effective way of facilitating a move for a household in need.
6. 
CONSULTATION AND CUSTOMER IMPACT
6.1 
Over the course of this year, there has been an extensive dialogue about the nature and implications of Kettering’s changing housing market with a variety of key stakeholders. These have included elected members, council tenants, housing associations, neighbouring local authorities and staff at all levels across the Council.  There has been a general acceptance that a new Housing Strategy is now require which seeks to address the new challenges arising from the changing local housing market.  
6.2 
It is proposed to hold a consultation event for key stakeholders in January 2015 prior to submitting the draft Housing Strategy to Executive Council and Full Council in February. 
7. 
FINANCIAL RESOURCE IMPLICATIONS

7.1
At present, there are no financial implications arising directly from this report.

7.2
As the Strategy is developed, any resource implications will need to be fully considered. This will start with the report to Executive Committee in early 2015.   

8. 
HUMAN RESOURCES IMPLICATIONS 

8.1  
At present, there are no human resources implications arising from this report.

9. 
LEGAL IMPLICATIONS
9.1 At present, there are no legal implications arising from this report.
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	To advise the Executive Committee of the key issues to be addressed by the Housing Strategy 2015/16 – 2019/20, and the timetable for development of the Strategy.





	To seek the endorsement of the Committee to the draft strategic priorities for the new Housing Strategy. 


























10.	RECOMMENDATION





That the Executive:





(i)	endorse the draft strategic priorities for the new Housing Strategy 2015/16   – 2019/20, as outlined in section 5 of this report; and





(ii)	note the timetable for development of the Strategy, as outlined in section 6 of this report.











