Supplementary Information

HAVANT BOROUGH COUNCIL
OPERATIONS AND PLACE SHAPING BOARD
20 March 2019

Dear Councillor

I am now able to enclose, for consideration at meeting of the Operations and Place Shaping
Board, to be held on 20 March 2019 the following supplementary information that was
unavailable when the agenda was printed.

Agenda No Item

4 Affordable Housing and Empty Properties Strategies (Pages 1 - 6)

5 Private Sector Housing Disabilities Grants (Pages 7 - 14)
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OPERATIONS AND PLACE SHAPING BOARD, 20 MARCH 2019

Responses to Board Member Questions

Item 4 - Affordable Housing & Empty Property Strategies

Question

Officer Response

Q1 - What is the Council's policy on bringing derelict private/HA
properties in to use?

Please refer to Appendix A

Q2 - The gap between figures for the number of properties
purchased by HA's vs the number of individuals on the Hampshire
Home Choice waiting list seems to have widened in the past year. If
true, is there a reason for this and how can this be tackled?

It is not true that the gap between figures for the number of
properties purchased by HA’s v the number on the Hampshire Home
Choice waiting list seems to have widened in the past year.

Please refer to Appendix B for more detailed information.

Item 5 — Private Sector Housing Disabilities Grants

Q3 - Itis understood that HBC pay Portsmouth CC for something in
relation to this, but are not receiving anything in return?

Essentially, we used to administer DFGs for PCC properties in the
Havant Borough just as we do for any other tenure. However, it
transpired that this should not have been happening, and upon
receipt of legal advice we ceased this activity in 2015. Therefore,
Havant no longer have anything to do with DFGs in PCC properties
in the Borough. There is one outstanding issue relating to the grant
funding for the works that were carried out historically, however this
is currently with the Executive Board for consideration.
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APPENDIX A

NON EXEMPT

HAVANT BOROUGH COUNCIL

Operations and Place Shaping Board 20t March 2019

Empty Homes Strategy outline
Sam Ings

FOR INFORMATION

Portfolio: Portfolio Holder for Neighbourhood Support
Clir Narinder Bains

Head of Service: Sam Ings

Key Decision: No

1.0 Purpose of Report

1.1. This report is submitted to the Operations and Place Shaping Board
for information.

2.0Recommendation
2.1.For information only, no recommendation required.
3.0Executive Summary

3.1.Empty homes are a wasted resource and can have a detrimental
impact on neighbourhoods and the environment, as they can become
an eyesore that may also cause problems for neighbours. Empty
homes can quickly fall into disrepair and become magnets for
antisocial behaviour and vandalism.

With housing and land in short supply in Havant it is necessary to
ensure that empty homes do not remain empty unnecessarily and fall
into misuse and dereliction.

There are numerous reasons that properties remain empty including:

¢ Financial implications.

¢ Reluctance to let/sell.

¢ Repossession or abandonment.

¢ Health issues, long term care or hospitalisation.
e Requires renovation and/or building work.
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e Probate, estate or legal ownership issues.
e Inaction of owners or unable to let/sell.
e Lack of awareness of support options.

3.2.In line with the Enforcement Concordat, it is best practice for councils
to work with responsible property owners to rectify issues relating to
their properties without resorting to enforcement action, and indeed
the vast majority of empty home cases are resolved by way of informal
action.

However there are a wide a range of powers available and we should
use the most appropriate and proportionate powers to resolve empty
property issues. Multiple powers are usually required to resolve
problem cases.

3.3. The responsibility and appropriate skill set for dealing with empty
home enforcement sits with Environmental Health, however the vast
range of enforcement powers means that many council teams could
have some involvement with an empty home.

3.4. There are three main tools that can be used to bring a property back
into use, they are as follows:

Empty Dwelling Management Orders (EDMOs) under the Housing
Act 2004 - EDMO’s allow local authorities to take management
control of an empty property for up to 7 years, carrying out any
necessary repairs and arranging for the property to be rented out
during this period. The owner retains ownership and the right to
sell the property and receives any surplus income made during
this time once management costs and refurbishment costs have
been reclaimed from the rental income. An EDMO is only
applicable for properties attracting anti-social behaviour

and/or having a significantly adverse effect on the community, with
owners unwilling to take action.

Compulsory Purchase Order under the Housing

Act 1985 (as amended) (CPO) - This is a tool of last resort
whereby the Council apply to the Government to acquire a long
term empty property that is causing a serious nuisance or blight to
an area. This compulsory purchase is used for long term empty
properties in order to return them to use for housing purposes or,
to demolish them.

Enforced Sale under the Law of Property Act 1925 - If there is a
debt registered against a property, in favour of the Council, the
Council can force the sale of the property in order to recoup the
outstanding debt.

3.5. According to statistics from Council Tax there are over 1000 empty
properties in Havant Borough. However not all of these properties
would require an intervention by the council, this headline figure does
not take into consideration important factors such as those properties
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that are second homes, properties which are being marketed for sale
or rent, and properties that are empty due to the occupant living in
armed forces accommodation for job related purposes.

Additionally, it is important to note that to consider an intervention
whether formal or informal a property must have been empty for at
least 6 months. Therefore, once the properties described above are
removed from the total the number is reduced to 267. However six
months is not a very long time in this context and due to the many
complex reasons that properties may remain empty it is prudent for
local authorities to focus their efforts on those that have been
unoccupied and substantially unfurnished for long periods of time, i.e.
2 years or more. The number of properties in Havant Borough that fall
into this category is 104.

3.6. Empty home investigations can be extremely resource intensive,
including those that are resolved informally, and often cases that do
get to formal stages can take months or even years to resolve. In
addition, the risk to health and safety of the public presented by an
empty home is relatively low, resulting in the empty home workstream
having a lower priority in favour of workstreams that do present a
higher risk to public health and safety, i.e. disrepair complaints in
private rented homes or home adaptations for disabled residents.

3.7.The Environmental Health Service have undergone a major review
and subsequent restructure. This ought to result in there being some
increased capacity that could be dedicated to empty home
enforcement work in the future, however this will not be until the
Private Sector Housing Team, within Environmental Health, is fully
staffed. Serious or problematic cases are dealt with on a reactive
basis at present, and as mentioned above with a fully staffed team we
ought to be able to dedicate more resource to this workstream,
however based on the figures in point 3.5 if we were to implement a
proactive enforcement regime for empty homes then current resource
levels may not be able to cover the workload. With an assumed
average of two working days per investigation, if we were to have a
dedicated resource for empty homes our current workload would
present approximately one years worth of work for 1 FTE Grade F
officer (£24,856 — £28,449), or two years for 0.5 FTE Grade F officer if
they were to be shared with East Hants who have similar numbers of
empty properties. However this only takes into consideration the
current list of long term empty properties as it is currently, inevitably
the list will be frequently added to as time passes.

3.8. Havant Borough Council’s Empty Homes Policy is currently being

drafted, and ought to be ready for scrutiny and review by end of April
2019.
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4.0 Additional Budgetary Implications

4.1.None as no changes to be made currently. However if the empty
homes workstream was to be made a priority and a proactive
enforcement regime to be implemented then additional resource may
be required in the Private Sector Housing Section of Environmental
Health.

5.0Background and relationship to the Corporate Strategy and
Directorate Business Plan/s

5.1.HBC Corporate Strategy 2017-2022 provides that we will plan to
provide “a substantial amount of new housing, including a range of
choice in terms of affordability and meeting the needs of residents”.
The Strategy also provides under our priority of Economic growth, that
“‘we will develop a new strategy for delivering homes that are more
affordable to local residents”.

6.0 Resource Implications

6.1. Financial Implications — None at present, although this may change
depending on council priorities.

6.2. Human Resources Implications — None at present
6.3. Information Governance Implications — None at present
7.0Legal Implications

7.1.Possible small impact on the legal team if levels of enforcement
activity increase.

8.0Risks

8.1.Some empty homes within the Borough may remain empty. However
as previously stated problematic cases would be dealt with on a
reactive case by case basis.

Agreed and signed off by:

Director: 12/03/2019
Portfolio Holder: 12/03/2019

Contact Officer: Sam Ings

Job Title: Interim Head of Service (Environmental Health, Parking &
Traffic Management)

Telephone: 01730 234334

E-Mail: Sam.Ings@easthants.gov.uk
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APPENDIX B

AFFORDABLE HOUSING
IN HAVANT

Operations and Place Shaping Board

20th March 2019

Q. The gap between figures for the number of properties purchased by
HA’s v the number on the Hampshire Home Choice waiting list seems
to have widened in the past year. If true is there a reason and how can
it be tackled?
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What is Affordable Housing>

The New National Planning Policy Framework (July 2018) has recently broadened the definition of
affordable housing to include Starter Homes, Rent to Buy, and Build to Rent; see appendix 1 for full details.

Important to note:

e new affordable housing development can consist of different tenures so when we talk about the
number of homes that HA’s buy that will consist of varying types of homes; there will be a mixture
of sizes, and a mixture of tenures.

e Different tenures have varying mechanisms for allocation

Social/Affordable rented- Hampshire Home Choice (HHC)

Shared Ownership- Help to Buy South, our local Help to Buy Agent

Starter Homes and Discounted Market Sale Homes- developer led schemes

Rent to Buy- Housing Association led but outside of HHC

Historically in Havant the tenures of choice were Social Rent, Affordable Rent and Shared Ownership.

To help inform the Draft Havant Borough Local Plan 2036 we conducted some analysis of the Hampshire
Home Choice (HHC) waiting list to determine what tenures would continue to meet the needs of the
borough considering both demand, and affordability.

That analysis revealed that, Social/Affordable Rented, and Shared Ownership, should remain our preferred
tenures when negotiating affordable housing delivery on new developments.

Development of new affordable housing

Current planning policy requirements, i.e. Core Strategy policy CS9. 2, the Havant Borough Housing SPD
(July 2011), the governments Ministerial Statement published during the summer of 2016, the Local Plan
Housing Statement, and the emerging Havant Borough Local 2036 mean that developments of 11 units or
more would be required to provide 30-40% affordable housing on site, and the preferred tenure split is
70/30 in favour of rented units over Shared Ownership homes. Should the viability of the development be
an issue we can take a flexible approach and agree to look at variations to the tenure mix.

E.g. Land West of Horndean Road, Emsworth, currently under construction, 125 new units in total, 30%
affordable housing requirement = 38 units. 25 rented homes, and 13 Shared Ownership homes.

In Havant most, new affordable housing delivery is obtained through sites developed by national
housebuilders that have a policy requirement for affordable housing due to the size of the site. This
requirement is agreed at a very early stage of the planning application process and forms part of a legal
agreement, a Section 106 agreement, that is signed by all parties.

Housing associations will then be asked to make an offer for the units and once that offer is accepted by
the developer, and a contract is agreed, those units will be transferred to the association on completion.

2
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Table 1 shows the number of brand new affordable homes over the last three years.

Table 1
Social Affordable | Intermediate | Shared Rent to | Total
Rent Rent Rent Ownership | Buy
2015/16 3 83 1 64 151
2016/17 2 92 19 39 16 168
2017/18 53 5 17 1 76
Total 5 228 25 120 17 395

Development of new Affordable Housing 1%t April to 315t March

The delivery of a housing site takes several years from purchase of the land, through planning, getting into
contract with an HA for the affordable units, and final delivery.

New homes, including affordable ones, being completed now, could have been in the negotiation stage up
to 5 years ago, and during that time there have been many changes surrounding levels of government
funding. The current programme, Shared Ownership and Affordable Housing Programme 2016-2021 offers
grant levels that are up to 60% lower than those available prior to the significant government cuts in 2010;
these levels of funding have remained low ever since.

The costs of building a new home have increased by approximately 42% in less than a decade, and today,
on average, only 12% of the development costs of an affordable housing unit is met by grant, the rest is
funded through loans, reserves and sales income.

Good news came from the Secretary of State for Communities on the 28t June 2018 when he announced a
boost for affordable housing in the form of a £1.67bn fund for an additional 23000 homes which would
include 12500 for Social Rent. Some of our local housing associations, including VIVID and The Guinness
Partnership (TGP) have been successful in their bids for this grant; TGP have secured a site at Woodcroft
Copse and will be delivering 43 new affordable homes over the next couple of years comprising 25 Shared
Ownership units, and 18 Social Rent homes which will be advertised to those applicants registered with
Hampshire Home Choice.

Brexit has sparked fears in the housing market and recently one London housing association reported in
Inside Housing 22" February that it had 400 unsold homes amid the downturn; this is affecting both
Shared Ownership and market sale properties as people are unwilling to commit to a purchase worried
that a no deal exit from the EU could trigger an economic crash.

Despite these uncertainties, to the end of Q3 of this financial year (October- December 2018) more brand
new affordable homes have been delivered (79) than for the previous year and we are hopeful that next
year 2019/20 will see a similar figure.
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Hampshire Home Choice

Hampshire Home Choice is our register for applicants wishing to live in rented housing owned and
managed by a Housing Association that is let on either a Social Rent or Affordable Rent.

The Hampshire Home Choice Allocations Framework was reviewed and amended in April 2013 following
the introduction of the Localism Act 2011 and The Armed Forces regulations 2012. The Localism Act
allowed councils to better manage their waiting lists and because of this Band 5, with its ‘no priority’
status, was removed as it was felt that this distorted the numbers of applicants, and was not a true
reflection of those who had an assessed need for social housing. This in turn reduced the overall number
of applicants registered with the scheme.

Table 2 below shows that despite a fall in active applications in 2015/2016 (from the previous 2803
2014/2015) due to more robust monitoring and renewal processes the numbers have remained
consistently between 1700 and 1800 in the last couple of years.

We are confident that the number of applicants currently on the register represents an accurate picture of
the requirements within the Borough; regular reviews of the scheme ensure that we are housing those in
greatest need.

Table 2
2015/16 2003
2016/17 1753
2017/18 1782

HHC waiting list- number of applicants as at 15t April taken from Hampshire Home Choice Annual Reports.

Up to date figures for 14t March 2019 are:

Table 3

1 bed 808
2 bed 541
3 bed 217
4+ bed 63
TOTAL 1629

HHC waiting list — applicant numbers as at 14/03/2019

There have been 941 Housing Association lets to applicants on HHC over the last three years. Some of
these lets are the new Social/Affordable Rent properties bought by housing associations (see table 1), but
the remainder are existing rented properties that become vacant and need a new tenant.
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Table 4
2015/16 374
2016/17 339
2017/18 228

HHC total lets for the year 15t April to 315t March taken from Hampshire Home Choice Annual Reports

New affordable housing completions have fallen over the last year, but so have the number of existing
housing association stock vacancies. New housing association properties represent an average of 24.66%
of all HA lets and has been broadly consistent over the last 3 years.

Table 5
Period New Social Existing HA Total HA lets New
Rent/ stock lets development
Affordable Rent as % of total
lets HA lets
2015/16 87 287 374 23
2016/17 94 245 339 28
2017/18 53 175 228 23

New lets/existing stock re-lets for 15t April to 315t March taken from Hampshire Home Choice Annual Reports

What are the possible reasons for this?

e General slowdown in the market affecting major housebuilder development, knock on effect is that
there are not so many s106 site opportunities for housing associations to purchase affordable units.

e Several new sites in the pipeline but slow process through Planning system due to complexity of the
developments.

e Affordability issues surrounding moves from social housing into home ownership.

Help to Buy South

Help to Buy South is our Help to Buy Agent for the South offering affordable options to buy or rent a home.
This agent markets low-cost home ownership products such as Shared Ownership. It maintains a register
for those interested in the Governments Help to Buy Equity Loan Scheme, and rented options such as Rent
to Buy and Intermediate Rent.

As at 1°t April 2018, the latest published data, there were 1031 applicants from the Havant area; over half
of these (54%) were requesting a two-bedroom property.
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Future housing development schemes and Partnership working

Future/ pipeline Schemes

Scheme Total units Affordable Units | % of affordable units
Land West of 125 38 30
Horndean Road,

Emsworth

Woodcroft Farm 135 40 30
Phase 1

Woodcroft Copse 43 43 100
Colt Site, New Lane | 99 35 35
Land South of 175 53 30
Bartons Road

Selangor Avenue, 161 48 30
Emsworth

Forty Acres, 320 96 30
Farlington

Land East of Castle 69 21 30
Lane, Emsworth

Camp Field, Bartons | 72 24 33
Road, Havant

Padnell Grange 86 26 30

This list shows potential for at least 424 new affordable homes over the next few years.

In addition, large sites such as the Emsworth/ Denvilles strategic development, and Campdown could result
in more than 3000 new homes for the borough and eventually include a further 900 affordable homes over
the longer term.

Also, the West of Waterlooville Major Development Area will continue to deliver 40% affordable units at
each new phase. Currently phase 3 of 13 is under construction. Future housebuilding will take place over
the borough boundary into the Winchester City Council administrative area, however, as all planning
applications are determined jointly with Havant Borough Council the resultant new affordable units are
made available to both those on the Winchester and Havant registers.
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We will continue to work closely with our local housing association partners e.g. Vivid, Aster, Radian,
Guinness, and Grainger to ensure that the right type of affordable home is delivered to meet the assessed
needs of the borough.

Appendix 1

Extract from National Planning Policy Framework July 2018

' Affordable housing: housing for sale or rent, for those whose needs are not met by the
market (including housing that provides a subsidised route to home ownership and/or is for
essential local workers), and which complies with one or more of the following definitions

a) Affordable housing for rent: meets all the following conditions:

(a) the rent is set in accordance with the Government’s rent policy for Social Rent or
Affordable Rent, or is at least 20% below local market rents (including service charges
where applicable);

(b) the landlord is a registered provider, except where it is included as part of a Build
to Rent scheme (in which case the landlord need not be a registered provider), and

(c) it includes provisions to remain at an affordable price for future eligible
households, or for the subsidy to be recycled for alternative affordable housing provision.
For Build to Rent schemes affordable housing for rent is expected to be the normal form of
affordable housing provision (and, in this context, is known as Affordable Private Rent).

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016
and any secondary legislation made under these sections. The definition of a starter home
should reflect the meaning set out in statute and any such secondary legislation at the time of
plan-preparation or decision-making. Where secondary legislation has the effect of limiting
a household’s eligibility to purchase a starter home to those with a maximum level of
household income, those restrictions should be used.

¢) Discounted market sales housing: is that sold at a discount of at least 20% below local
market value. Eligibility is determined regarding local incomes and local house prices.

Provisions should be in place to ensure housing remains at a discount for future eligible
households.

d) Other affordable routes to home ownership: is housing provided for sale that provides a
route to ownership for those who could not achieve home ownership through the market. It
includes shared ownership, relevant equity loans, other low-cost homes for sale (at a price
equivalent to at least 20% below local market value) and rent to buy (which includes a
period of intermediate rent). Where public grant funding is provided, there should be
provisions for the homes to remain at an affordable price for future eligible households, or
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for any receipts to be recycled for alternative affordable housing provision, or refunded to

Government or the relevant authority specified in the funding agreement.
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