EXECUTIVE MEETING

Date: Wednesday 22 March 2023
Time: 6.30 pm
Venue: Town Hall, High Street, Maidstone

Membership:
Councillors Burton (Chairman), Cooper, Parfitt-Reid, Perry, Round, Russell,
and S Webb

The Chairman will assume that all Members will read the reports before attending the
meeting. Officers are asked to assume the same when introducing reports.

AGENDA Page No.

1. Apologies for Absence

2. Urgent Items

3. Notification of Visiting Members

4. Disclosures by Members or Officers
5. Disclosures of Lobbying

6. To consider whether any items should be considered in private
due to the possible disclosure of exempt information

7. Minutes of the Meeting Held on 8 February 2023 (to follow)
8. Presentation of Petitions (if any)

9. Questions from Local Residents to the Leader or Individual Lead
Member (as appropriate)

10. Questions from Members to the Leader or Individual Lead
Member (as appropriate)

11. Matters Referred to the Executive for Reconsideration (if any)
12. Issues Arising from Overview and Scrutiny (if any)

13. Matters Referred to the Executive by another Committee (if
any)

14 March 2023 Continued Over/:

Msm g\/\suu,\

Alison Broom, Chief Executive




14. Any Matter Relating to a Serious Service Failure or Nuisance (if

any)
15. Receipt of Written Representations from Members of the Council
(if any)
16. Executive Forward Plan 1-10

17. Response to the Report of the Overview and Scrutiny
Committee - Recommended actions arising from the review into
the ‘Council’s Performance against the Waste Strategy, 2018-
2023’ (To Follow)

18. Housing Strategy 2023-28 11 -52
19. Housing Renewal Policy 2023 53-71
20. Response to Kent County Council's Community Services 72 -91

Consultation

21. Temporary Accommodation Acquisition (Phase 6) and the Local 92 - 100
Authority Housing Fund

22. 1000 Homes Update 101 - 131

INFORMATION FOR THE PUBLIC

In order to ask a question at this meeting, please call 01622 602899 or email
committee@maidstone.gov.uk by 5 p.m. one clear working day before the meeting
(i.e. 5 p.m. on 20 March 2023). You will need to provide the full text in writing.

If your question is accepted, you will be provided with instructions as to how you can
access the meeting.

In order to make a statement in relation to an item on the agenda, please call 01622

602899 or email committee@maidstone.gov.uk by 4 p.m. one clear working day
before the meeting (i.e. by 4 p.m. on 20 March 2023). You will need to tell us which

agenda item you wish to speak on.

If you require this information in an alternative format please contact us, call 01622
602899 or email committee@maidstone.gov.uk.

To find out more about the work of the Committee, please visit www.maidstone.gov.uk
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MAIDSTONE BOROUGH COUNCIL FORWARD PLAN
FOR THE FOUR MONTH PERIOD 1 MARCH 2023 TO 31 MAY 2023

This Forward Plan sets out the details of the key decisions which the Executive or Lead Members expect to take and the non-Key
decisions that the Executive or Lead Members expect to take during the next four-month period. The plan will be updated weekly for
the relevant period and a new plan for a new four-month period, published monthly on the last Friday of the month. This Forward
Plan covers the period up until the end of the 2022/23 Municipal Year.

A Key Decision is defined as one which:
1. Results in the Council incurring expenditure, or making savings, of more than £250,000; or
2. Is significant in terms of its effects on communities living or working in an area comprising two or more Wards in the Borough

The current members of the Executive are:

Councillor David Burton
Leader of the Council
DavidBurton@maidstone.gov.uk
07590 229910

H )
Councillor John Perry
Deputy Leader and Lead

Member for Corporate Services

JohnPerry@Maidstone.gov.uk

07770 734741

Councillor Simon Webb

Lead Member for Housing and Health
SimonWebb@Maidstone.gov.uk

07878 018997

Councillor C‘Iaudine Russell
Lead Member for Leisure and Arts
ClaudineRussell@Maidstone.gov.uk

Councillor Lottie Parfitt-Reid
Lead Member for Communities and
Public Engagement
LottieParfittReid@Maidstone.gov.uk
07919 360000

Councillor Martin Round
Lead Member for Environmental
Services
MartinRound@maidstone.gov.uk
07709 263447

Councillor Paul Cooper

Lead Member for Planning and Infrastructure
PaulCooper@Maidstone.gov.uk

01622 244070

PUBLISHED ON 14 March 2023
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Anyone wishing to make representations about any of the matters listed below may do so by contacting the relevant officer listed
against each decision, within the time period indicated.

Under the Access to Information Procedure Rules set out in the Council’s Constitution, a Key Decision or a Part II decision may not
be taken, unless it has been published on the forward plan for 28 days or it is classified as urgent:

The law and the Council’s Constitution provide for urgent key and part II decisions to be made, even though they have not been
included in the Forward Plan.

Copies of the Council’s constitution, forward plan, reports and decisions may be inspected at the Maidstone House, King Street,
Maidstone, ME15 6]Q or accessed from the Council’s website: www.maidstone.gov.uk

Members of the public are welcome to attend meetings of the Executive which are normally held at the Town Hall, High St,
Maidstone, ME14 1SY. The dates and times of the meetings are published on www.maidstone.gov.uk or you may contact the
Democratic Services Team on telephone number 01622 602899 for further details.

NDavid Burton
Leader of the Council

PUBLISHED ON 14 March 2023
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method of considered the following

§"< Consultation by Decision officer by the

w taker date stated
Review of Housing Executive Lead 22 Mar Yes No Communities, Review of John Littlemore
Assistance Policy Member for | 2023 Open Housing and Housing
(including DFG) Housing Environment Policy | Assistance Head of Housing &
This policy addresses a and Health Advisory Policy (including | Regulatory Services
number of services and Committee DFG)
funding streams 14 Feb 2023 johnlitttemore@maid
delivered from within the stone.gov.uk
Housing and Community
Services department, to
include the Disabled
Katilities Grant and the
Help You Home scheme
too. The document sets
out how these funding
streams are utilised to
deliver the desired
community benefits.
Housing Strategy 2022- Executive Lead 22 Mar Yes No Communities, Housing John Littlemore
27 Member for | 2023 Open Housing and Strategy 2022-
The proposed themes for Housing Environment Policy | 27 Head of Housing &
the new housing strategy and Health Advisory Regulatory Services
were approved by the Committee
CHE Committee in early 14 Feb 2023 johnlitttemore@maid

2022, and these have
since been subject to
public consultation.
Therefore, the new
housing strategy, as
drafted, takes account of

stone.gov.uk
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
these consultation
responses, and is how
ready for consideration
for adoption.
Purchase & Repair, Executive Lead 22 Mar No No Communities, Purchase & Alison Elliott
Temporary Member for | 2023 Open Housing and Repair,
Accommodation Housing Environment Policy | Temporary
Acquisition (phase 6) and Health Advisory Accommodation
Detailing the number and Committee Acquisition alisonelliott@maidst
type of accommodation 14 Mar 2023 (phase 6) one.gov.uk
to be acquired.
dB'mmunity Services Executive Lead 22 Mar No No Communities, Community Orla Sweeney,
Consultation response Member for | 2023 Open Housing and Services Anna Collier
Response to the Kent Communitie Environment Policy | Consultation
County Council s and Advisory response
Consultation on Public Committee orlasweeney@maid
Community Services and Engagemen 14 Mar 2023 stone.gov.uk,
its impact on Maidstone t annacollier@maidst
residents. one.gov.uk
Strategic CIL Executive Lead 18 Apr Yes No Planning and Strategic CIL Carole Williams,
Assessments & Spend Member for | 2023 Open Infrastructure Assessments & | Rob Jarman,
Planning Policy Advisory Spend William Cornall
and Committee
Infrastructur 30 Mar 2023 Head of
e Development
Management,
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Director of
Regeneration &
Place
carolewilliams@mai
dstone.gov.uk,
robjarman@maidsto
ne.gov.uk,
williamcornall@maid
stone.gov.uk
OT
Heather House and Executive Lead 18 Apr Yes No Communities, Heather House | Alison Elliott
Royal British Legion site. Member for | 2023 Part Housing and and Royal
A report seeking Housing exempt | Environment Policy | British Legion Development
approval to enter into and Health Advisory site Project Manager
contract with contractors Committee
for proposed works to 11 Apr 2023 alisonelliott@maidst
Heather House and one.gov.uk
Royal British Legion
Buildings.
Property acquisition for Executive Lead 18 Apr Yes No Communities, Property Shanaz Begum
1,000 affordable homes Member for | 2023 Part Housing and acquisition for
programme. Housing exempt | Environment Policy | 1,000 affordable
Site Acquisition. and Health Advisory homes
Committee programme shanazbegum@mai
11 Apr 2023 dstone.gov.uk

Ward Councillor

PUBLISHED ON 14 March 2023




Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Property Acquisition for Executive Lead 18 Apr Yes No Communities, Property Philip Morris
1,000 Affordable Homes Member for | 2023 Part Housing and Acquisition for
Programme. Housing exempt | Environment Policy | 1,000
and Health Advisory Affordable

Report regarding Committee Homes philipmorris@maisto
acquisition of site for 11 Apr 2023 Programme ne.gov.uk
1,000 Affordable Homes
Programme. Notification to ward

member. Briefing

to Executive and

Lead Member for

PAC.
Property Acquisition for Executive Lead 18 Apr Yes No Communities, Property Philip Morris
1890 homes programme. Member for | 2023 Part Housing and Acquisition for

Housing exempt | Environment Policy | 1000 homes

Report relating to the and Health Advisory programme
acquisition of a site for Committee philipmorris@maisto
the 1000 affordable 11 Apr 2023 ne.gov.uk

homes programme.

Notification to ward
members. Briefing
to executive and
Lead Member for
PAC
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Town Centre Strategy Executive Leader of 18 Apr Yes No Economic Town Centre Alison Broom
Update. the Council | 2023 Open Regeneration and | Strategy Update
Leisure Policy
Advisory alisonbroom@maids
Committee tone.gov.uk
4 Apr 2023
Mote Park kiosk Executive Lead 18 Apr Yes No Economic Mote Park kiosk | Mike Evans
A report on the Member for | 2023 Open Regeneration and
development of the Mote Leisure and Leisure Policy
Rark kiosk. Arts Advisory mikeevans@maidst
Committee one.gov.uk
4 Apr 2023
ROUND 2 BID Executive Leader of 18 Apr Yes No Economic ROUND 2 BID Chris Inwood
To vote for agreement the Council | 2023 Open Regeneration and

for the BID round 2
ballot.

Leisure Policy
Advisory
Committee

4 Apr 2023

One Maidstone are
undertaking a
series of business
consultations

chrisinwood@maidst
one.gov.uk
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Biodiversity and Climate | Executive Leader of 18 Apr Yes No Economic Executive James Wilderspin
Change Action Plan the Council | 2023 Open Regeneration and Report
Annual Review Leisure Policy Biodiversity and
Advisory Climate Change
Committee Manager
4 Apr 2023
jameswilderspin@m
Planning and aidstone.gov.uk
Infrastructure
Policy Advisory
Committee
5 Apr 2023
Communities,
oo Housing and
Environment Policy
Advisory
Committee
11 Apr 2023
Corporate Services
Policy Advisory
Committee
12 Apr 2023
Design and Lead Member | Lead 18 Apr No No Planning and Design and Helen Garnett,
Sustainability DPD for Planning Member for | 2023 Open Infrastructure Sustainability Mark Egerton
Regulation 18b and Planning Policy Advisory DPD Regulation
Report presenting the Infrastructure and Committee 18b helengarnett@maids
Design and Infrastructur 30 Mar 2023 tone.gov.uk,
Sustainability DPD e
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Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Regulation 18b markegerton@maid
document in advance of stone.gov.uk
consultation.
Local Plan Review Lead Member | Lead 18 Apr No No Planning and Local Plan Tom Gilbert
Statements of Common | for Planning Member for | 2023 Part Infrastructure Review
Ground Update. and Planning exempt | Policy Advisory Statements of tomgilbert@maidsto
Infrastructure and Committee Common ne.gov.uk
Infrastructur 30 Mar 2023 Ground Update
e
o]
Declaration of Local Lead Member | Lead 18 Apr No No Planning and CHE Report - Jennifer Stevens
Nature Reserves for Planning Member for | 2023 Open Infrastructure Local Nature
Approval for the final and Planning Policy Advisory Reserves Head of
declaration of five Local | Infrastructure and Committee Feasibility Study | Environmental
Nature Reserves Infrastructur 30 Mar 2023 CHE Report - Services & Public
following assent from e Declaration of Realm
Natural England. Previous Local Nature

consultation with
Communities,
Housing and
Environment
Committee in 2019
and 2021 and
consultation with
Natural England.

Reserves

jenniferstevens@ma
idstone.gov.uk

PUBLISHED ON 14 March 2023




Details of the Decision to | Lead Expected | Key Proposed Documents Representations
Decision to be be taken by | Member Date of r-: Consultees / to be may be made to
taken Decision £ Method(s) of considered the following
§"< Consultation by Decision officer by the
w taker date stated
Shop Fronts Planning Lead Member | Lead 18 Apr Yes No Planning and Shop Fronts Janice Gooch
Guidance for Planning Member for | 2023 Open Infrastructure Planning
and Planning Policy Advisory Guidance
Infrastructure and Committee JaniceGooch@Maid
Infrastructur 30 Mar 2023 stone.gov.uk
e
Cobtree Cafe Cobtree Manor | Leader of 18 Apr No No Cobtree Cafe Mike Evans
A report on Cobtree Cafe | Estate Charity | the Council | 2023 Part
Committee exempt
mikeevans@maidst
= one.gov.uk
o
Cobtree Manor Park Cobtree Manor | Leader of 18 Apr No No Cobtree Manor | Mike Evans
Llama House Estate Charity | the Council | 2023 Part Park Llama
A report to agree repairs | Committee exempt House

to the llama house at
Cobtree Manor Park

mikeevans@maidst
one.gov.uk

PUBLISHED ON 14 March 2023
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EXECUTIVE 22 MARCH 2023
Housing Strategy 2023 - 2028

Timetable

Meeting Date

CHE PAC 14 February 2023

Executive 22 March 2023

Will this be a Key Decision? Yes

Urgency Not Applicable
Final Decision-Maker EXECUTIVE
Lead Head of Service William Cornall

Director of Regeneration & Place

Lead Officer and Report John Littlemore

Author Head of Housing & Regulatory Services
Classification Public

Wards affected All

Executive Summary

The Housing Strategy sets out the Council's strategic approach to tackling the major
housing challenges facing the Borough for the next five years. It supports the Council's
strategic ambition for the Borough to be a vibrant, prosperous, urban and rural
community at the heart of Kent where everyone can realise their potential.

One of our four key priorities is ‘Homes and Communities’, which emphasises the
importance of providing a wide variety of housing types to meet the needs of our
residents. The Strategy identifies three key areas of activity: the delivery of housing;
existing homes and housing standards; assisting vulnerable households.

The Strategy will form the basis for our work with Maidstone residents and partner
organisations. It will inform the development of other important strategies and
policies that link to housing, including the Local Plan.

Purpose of Report
Decision

This report makes the following recommendation to the Executive:
1. That the draft Housing Strategy 2023-2028 be approved for adoption.
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Housing Strategy 2023 - 2028

1.

CROSS-CUTTING ISSUES AND IMPLICATIONS

Issue

Implications

Sign-off

Impact on
Corporate
Priorities

The four Strategic Plan objectives are:

Embracing Growth and Enabling
Infrastructure

Safe, Clean and Green

Homes and Communities

A Thriving Place

Accepting the recommendations will
materially improve the Council’s ability
to achieve the priority of Homes and
Communities.

Head of
Housing &
Regulatory
Services

Cross
Cutting
Objectives

The four cross-cutting objectives are:

Heritage is Respected

Health Inequalities are Addressed and
Reduced

Deprivation and Social Mobility is
Improved

Biodiversity and Environmental
Sustainability is respected

The report recommendation supports the
achievement of improving deprivation and
social mobility.

Head of
Housing &
Regulatory
Services

Risk

Management

Accepting the recommendation provides
the Council with a clear policy direction
for the Housing Service and reduces the
risk of the Council being legally
challenged.

Head of
Housing &
Regulatory
Services

Financial

The proposals set out in the
recommendation are all within
budgetary headings and capital
programme that are being finalised for
2023/24. Assuming the budget is
approved funding will be available for
implementation of the strategy.

Head of
Finance

12




Staffing We will deliver the recommendations Head of
with our current staffing. Housing &
Regulatory
Services
Legal Accepting the recommendations will Interim Team

fulfil the Council’s duties under current
housing, homelessness and safety
legislation.

Leader
(Contentious
and
Corporate
Governance)

Information

The recommendations will impact

Information

Governance personal information (as defined in UK Governance
GDPR and Data Protection Act 2018) Team -
the Council processes. The Information | €ither Anna,
Governance Team will/have reviewed Georgia or
the processing of personal data affected Lau_ren to

7 ] review and
and the associated documentation has approve.
been/will be updated accordingly,
including a data protection impact
assessment.

The recommendations do not impact
personal information (as defined in UK
GDPR and Data Protection Act 2018)
the Council Processes.

Equalities We recognise the recommendations Equalities &
may have varying impacts on different | Communities
communities within Maidstone. Where | Officer
necessary, a separate equalities impact
assessment will be provided for each
bespoke policy change.

Public In accepting the recommendations the | Head of

Health Council would be fulfilling the Housing &
requirements of the Health Inequalities | Regulatory
Plan Services

Crime and Accepting the recommendation will Head of

Disorder support the priorities set out in the Housing &
Safer Maidstone Partnership’s Strategic | Regulatory
Plan. Services

Procurement None identified Head of

Housing &
Regulatory
Services
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Biodiversity e Climate change increases inequality, as | Biodiversity

and Climate it has a disproportional impact on low and Climate
Change income and vulnerable groups. Ensuring | Change
sufficient housing that is resistant to Manager

the long-term impacts of climate
change (flooding and heatwaves), while
enhancing biodiversity and utilising low
carbon heating solutions, high
standards of insulation and energy
efficiency is in keeping with the aims of
the MBC Biodiversity and Climate
Change Action Plan.

2. INTRODUCTION AND BACKGROUND

2.1 The Housing Strategy is an overarching plan that guides the council and its
partners in tackling the major housing challenges facing the borough. It
sets out the priorities and outcomes that we wish to achieve and provide a
clear strategic vision and leadership in an uncertain economic climate.

2.2 The Strategy contributes to the council’s corporate priorities for Maidstone,
which emphasises the importance of providing a wide variety of housing
types to meet the needs of our residents. The Maidstone Housing Strategy
is also intrinsically linked with other plans and strategies of the council,
most notably the Local Plan and its current review. It is proposed that the
new strategy looks ahead for five years, covering 2023- 2028.

2.3 The ambition behind this Strategy is to ensure that all people in the
Borough have access to good quality homes that are affordable for them
and meet their needs. Every council has a responsibility to understand what
matters most to its local communities and to respond to this through
investment, service planning and delivery. The Council also has to take into
account both national and regional aspirations and sometimes balance these
against local priorities.

2.4 Following the extensive research, analysis and consultation, it is
recommended that CHE PAC recommends to the Executive that the new
Maidstone Housing Strategy 2023-2028 is designed around the following
key priorities and stated outcomes:

2.4.1 Priority 1: To deliver a mixture of housing types and tenures which are
affordable and meet the needs of everyone in the borough.

Areas of Focus 2023 to 2026:
e Deliver the council’s ambition to deliver 1,000 affordable new homes.
e Ensure we have the capacity and framework to support the new

Housing Management Service - including developing our Housing
Revenue Account; a suite of tenancy documents and policies.
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e Increase the availability of high-quality private sector rented homes
through Maidstone property Holdings Ltd.

e Reduce the time households spend in temporary accommodation by
providing a range of options that will include the council’s ambition to
build and manage its own affordable housing stock.

e Working with our housing association partners in the borough to
explore how we can make more use of their stock available for those
affected by homelessness.

e Make use of our Homefinders, landlord incentive scheme, by reviewing
and strengthening our offer to landlords in the private rented sector.

e Purchase more temporary accommodation stock to reduce its reliance
on nightly paid temporary accommodation and provide a better
quality of home within our own locality.

e Maidstone Borough Council and Homes England are working in
partnership to deliver a unique, attractive, and desirable new rural
Kentish town located between Maidstone and Ashford. Heathlands will
provide around 5,000 new homes, of which 40% will be affordable for
local people. The new community will be designed sensitively to
respond to its natural and distinctive setting

2.4.2 Priority 2: To ensure existing homes meet the decent homes standard, are
energy efficient and safe, to enable healthy, independent living.

Outcomes - What we plan to achieve.

e The Council will continue to work with private landlords where hazards
have been identified.

e We will continue to support residents access national funding
programmes to ensure homes are energy efficient, to meet the national
ambition to “Improve the quality of UK homes to reduce greenhouse
gas emissions and to safeguard our comfort, health and wellbeing as
the climate changes”. UK housing: Fit for the future?

e We will work in partnership with suitable providers and the Greater
South-eastern Energy Hub to promote and support the delivery of
government funding schemes to homeowners, tenants, and landlords

e We will work with Registered Providers, private landlords, freeholders
and Kent Fire and Rescue Service to ensure that all residential
buildings, including those that are managed by ourselves abide by the
relevant fire safety legislation.

e We will make sure that landlords follow guidelines and abide by their
legal responsibilities to ensure their properties do not put their
tenant’s health and safety at risk. Particular emphasise will be given
to ensuring that people’s homes meet the government’s Decent
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Homes Standard and we will intervene where we find a failing on the
part of the landlord.

2.4.3 Priority 3: To secure the very best support and housing outcomes for

Maidstone’s most vulnerable groups
Outcomes - What we plan to achieve.

e A main priority is to improve the experience for residents within

housing to build resilience. This includes providing more training
opportunities for all staff, for example - to have a better understanding
of trauma awareness and Adverse Childhood Experiences and how best
to achieve positive outcomes for our residents.

e The council is also working on a number of new initiatives to support

victims of domestic abuse. This includes working with private landlords,
providing digital mapping of the nearest support and future plans to
coordinate a programme for male victims of domestic abuse, as well
as medium to low-risk domestic abuse victims. We are also developing
our initiative with Xantura and Kent Police, to use data to intervene as
early as possible.

e The Council is developing a multi-agency approach to financial inclusion

and will monitor these trends to be able to deliver what assistance and
grant schemes are available.

e We will work with the Home Office to ensure those placed here from

other areas are properly supported and their longer-term needs are
met, including those from Syria and Afghanistan being accommodated
under the relevant refugee programmes.

e We will continue assisting Ukrainian refugees who wish to remain in the

UK after the Homes for Ukraine scheme ends through various routes
including rematching with new hosts and the private rented sector.

e The Housing Service will work in partnership with Planning colleagues

to develop the policies that will be adopted in response to the need
for more gypsy and traveller sites.

3. AVAILABLE OPTIONS

3.1 The Executive could decide to not adopt a new Housing Strategy, but this is

3.2

not recommended as housing remains a key area of activity for the council.
A failure to have an up-to-date strategic document for this area of work
may lead to poor outcomes for the service and our residents.

By adopting a new Housing Strategy the document will provide the council,
its residents, and officers with a clear direction of travel for a range of
housing services. This will also assist our core stakeholders to be able
understand how they can support the council’s ambitions around housing.
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4. PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

4.1 The preferred option is paragraph 3.2 for the reasons stated.

5. RISK

5.1 Assess if within the council’s risk appetite and any mitigating actions
proposed if needed.

6. CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK

6.1 A range of consultations have been undertaken during the gestation of the
Strategy. This included a survey between 12 November and 31 December
2021. It was promoted online through the Council’s website and its social
media channels. Residents who had signed up for consultation reminders
were notified and sent an invitation to participate in the consultation.

6.2 Residents and Stakeholders differed in what they thought the most
important priority was. Stakeholders placed ‘prevent homelessness and
enable vulnerable people to access appropriate housing and support’ as the
most import while residents placed ‘ensure existing homes are safe,
sustainable, of good quality and support residents’ health and wellbeing’
first.

6.3 When asked about building new homes residents rated ‘improving the
design of housing and neighbourhoods through the creation and
maintenance of open space areas, energy efficiency and parking standards’
as the most important element. Stakeholders placed this element second
and rated ‘providing attractive and energy efficient homes’ first.

6.4 The Communities Housing and Environment Committee agreed with the
recommendation to the Executive.

7. NEXT STEPS: COMMUNICATION AND IMPLEMENTATION OF THE
DECISION

7.1 Once the draft Housing Strategy is adopted by the Executive, the intention
is to develop the accompanying action plan over the next three months. The
draft action plan will then be brought back to the CHE PAC for consideration
before being adopted by the Executive Lead Member with responsibility for
Housing and Health.

8. REPORT APPENDICES

The following documents are to be published with this report and form part of the
report:
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e Appendix 1: Draft Housing Strategy 2023-2028

9. BACKGROUND PAPERS

None
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Good housing remains one of the fundamental
requirements for our residents that enables
our communities to flourish and succeed. With
a growing population comes the requirement
to ensure we have an adequate supply of
housing in the right places. This includes
homes that provides a range of sizes and type
to meet the wide spectrum of need across

our community. From home ownership to
affordable rented, the Housing Strategy will
compliment the Local Plan to help deliver the
housing for our residents and their families as
they grow. Affordability remains a key issue,
with the cost of housing rising each year.
Rather than solely relying on our partners,

we have taken the bold decision to return to
developing and managing our own Council
housing stock. Our ambition to provide 1,000
new affordable homes is a statement of intent
to tackle the difficulties linked to affordability
and provide the opportunity for the Council to
deliver high quality, energy efficient homes
for our community in addition to those being
provided by our partners.

Priority will also be given to the existing
homes in our district. The tragic death

of a child in the Northwest, linked to the
condition of their home, has reinvigorated

our determination that housing must meet
good standards. We will be focusing our
attention to this area of activity to ensure we
have the capacity and policies in place to not
only react when issues are brought to our
attention but also to take an active role in
helping landlords to maintain their properties
to at least the decent homes standard. We will
work with the Department of Levelling Up,
Homes & Communities to address fire safety
concerns and property conditions. This will
include exploring ways of working with Health
Colleagues to promote healthy homes and
healthy communities.

Homelessness is housing need at its most acute,
which is why we have invested in our ability to
prevent homelessness. This means that our
homeless prevention outcomes are in the best
top quartile performance across the country.

Despite the excellent work, the homeless
pressures continue to increase, particularly
in London and the Southeast. The use

of temporary accommodation becomes
unavoidable but our experience in providing
our own accommodation for this use has
meant we can provide good quality, self-
contained homes within our locality for a
fraction of the cost. The opening of Trinity
marks a particular milestone in our ability to
end rough sleeping, moving from an outreach
provision to a supported approach that helps
sustain those who were once street homeless
in a stable home. Trinity has been developed
to provide an excellent facility that is used by
community groups and health services alike,
right in the centre of our Town.

We understand the challenges ahead
and our Housing Strategy sets out how,
together with our partners, we will
tackle these through innovation and

determination.



Visions and Priorities

The Council’s vision is for Maidstone
Borough to be a vibrant, prosperous,
urban and rural community at the
heart of Kent where everyone can
realise their potential. Our Strategic
Plan, published in 2019, clearly sets
out our ambitions for Maidstone
through to 2045 and how we can
achieve this.

One of our four key priorities is ‘Homes

and Communities’, which emphasises the
importance of providing a wide variety of
housing types to meet the needs of our
residents. This includes the provision of
affordable homes, homes that promote
health and well-being, as well as addressing
homelessness and rough sleeping. Our
Homelessness and Rough Sleeping Strategy,
published in 2019 clearly supports our
Strategic Plan, as it sets out our plans to

try and tackle homelessness, reduce rough
sleeping and our reliance on temporary
accommodation in Maidstone through to
2024. 0ur Homelessness and Rough Sleeping
Strategy will also play a significant role in
informing our visions put forward in this
Housing Strategy.

Our Vision

Maidstone: a vibrant,
prosperous, urban and
rural community at the

heart of Kent where

everyone can realise
their potential
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Our vision for this Housing Strategy
is to ensure that all Maidstone
residents have access to high quality,
sustainable and affordable homes
which meets each of their needs. This
will be achieved across our three key
priority areas:

Priority 1 - To deliver a mixture
of housing types and tenures,
including 1,000 new affordable
homes, that meet the needs of
everyone in the borough.

Priority 2: To ensure existing
homes meet the decent homes
standard, are energy efficient,
comply with building fire safety
standards - to enable healthy,
independent living.

Priority 3: To secure the

best support and housing
outcomes for Maidstone’s most
vulnerable groups.

ZH




To deliver a mixture of housing types and tenures, including 1,000 new affordable
homes, that meet the needs of everyone in the borough.

Why is this important? Housing Needs

In our Strategic Plan, we have set an ambitious target of meeting all housing needs within
the borough by 2045, including affordable housing needs. We have a duty to ensure that
we set out our goals for the future development of an area through local plans, including
policies on new housing developments. Currently, we are in the process of updating our
Local Plan, which will translate our housing priorities into a statutory planning policy
framework and to maintain a five-year land supply.

The government has set out an aim to increase the number of houses being built towards a
target of 300, 000 homes per year by the mid- 2020s.

In 2021 we commissioned a Strategic Housing Market Assessment (SHMA) to inform the
review of the Local Plan. The SHMA identified a need for an additional 1,157 homes per
year. 422 of which are to be rented affordable housing, 137 affordable home ownership and
598 market housing.

The latest data on Maidstone Borough's stock profile reveals that 68% is owner occupied,
19% is part of the privately rented stock and 13% is part of affordable housing stock.




Priority 1

To deliver a mixture of housing types
and tenures, including 1,000 new
affordable homes, that meet the needs
of everyone in the borough.

Heathlands — a public sector led garden community

Maidstone Borough Council and Homes England are working in partnership

to deliver a unique, attractive, and desirable new rural Kentish town located
between Maidstone and Ashford. Heathlands will provide around 5,000 new
homes, of which 40% will be affordable for local people. The new community will
also provide 5,000 new jobs, and 50% of the site will be green space, and the new
community will be designed sensitively to respond to its natural and distinctive
setting. This public sector led initiative now features as a draft allocation in the
Maidstone Local Plan Review, that is scheduled to be adopted towards the end

of 2023. Heathlands is a longer-term project that is scheduled to commence in
around 2027 and will have a 25-year plus delivery period.




Priority 1

To deliver a mixture 1,000 New Affordable Homes

of housm_g type's and The main challenge facing Maidstone is the demands on the overall housing stock, and within this stock,
tenures, including 1,000 the percentage that is available for affordable housing. The Council has put in place means to increase
new affordable homes, the overall supply of housing through the Local Plan Review process.

that meet the needs of

everyone in the borough. In a significant move, the Council recognises that if it is to meet housing need then it must intervene

itself. The Council has approved plans to build 1,000 new affordable homes and grow our Private Rented
Sector portfolio with Maidstone Property Holdings Ltd by a further 250 homes. Returning to delivering,
owning and managing its own housing stock represents a bold move forward and a statement of intent
on the part of the Council.

5

The new accommodation will be delivered in parallel with the existing social housing sector. It is not
the Council’s intention to compete with housing associations for development opportunity. Instead, the
Council will focus on the smaller sites and more difficult development opportunities in order to provide
additional affordable housing. Once the Council has reached the delivery figure of 200 units, it will be
obliged to seek the agreement of the relevant Secretary of State to reopen its Housing Revenue Account
(HRA). This was closed in 2004 following the transfer of the housing stock. Planning will begin now in
order to prepare for, and be compliant with, the regulatory requirements of the HRA.

Rented accommodation, let at a genuinely affordable rent remains a priority to meet the demands identified
in the SHMA. A lack of family sized affordable housing is exacerbating the length of time that a significant
proportion of our residents are having to wait to acquire homes through the Housing Register or having

to spend in temporary accommodation. An emphasis on the delivery of larger family homes through the
planning system and let at a genuinely affordable rent will be a priority for the council to achieve.

Our new 1,000 new affordable homes will be let on a 12 month introductory tenancy before transitioning
into a periodic (lifetime) secure tenancy once the new tenant has fulfilled their probationary period. The
new homes will be advertised, allocated and let in accordance with the Council's Allocation Scheme.




To deliver a mixture We will seek to develop our housing management policies that reflect the emerging

of housing types and themes captured in the Government’s White Paper that seeks to embrace a Charter
tenures, including 1,000 for Social Housing Residents. The charter sets out seven commitments that residents
new affordable homes, should expect from their landlord:

that meet the needs of
everyone in the borough.

1 To be safe in your home.

To know how your landlord is performing, including on repairs,
complaints and safety, and how it spends its money.

N

To have your complaints dealt with promptly and fairly, with access to a
strong Ombudsman.

To be treated with respect, backed by a strong consumer regulator and
improved consumer standards for tenants.

To have your voice heard by your landlord.

To have a good quality home and neighbourhood to live in, with your
landlord keeping your home in good repair.

N o o1 W

The government will ensure social housing can support people to take
their first step to ownership.




To deliver a mixture

of housing types and
tenures, including 1,000
new affordable homes,
that meet the needs of
everyone in the borough.

First Homes

The National Planning Policy Framework (NPPF) requires at least 10% of homes on major
development sites to be for affordable home ownership.

The Government recently announced that its future preferred affordable home ownership
product is First Homes. These are homes for first time buyers, which are discounted by a
minimum 30% against the market value. The first set of First Homes properties went on
the market in June 2021. A programme of 1,500 First Homes is being delivered over the
next 2 years in over 100 locations across England. We will support bids for the delivery of
First Homes in the Borough that meet our eligibility criteria.

The affordable and local needs housing SPD (July 2020) sets out indicative relative
proportions of property sizes for affordable housing provision within new developments as:

1-bed 2-bed 3-bed 4+bed
Market 5-10% 30-35% 40-54% 15-20%
Affordable 30-35% 30-35% 25-30% 5-10%

Requirements will be revised as part of the process to update the Local Plan and will
reflect the recent national policy changes around First Homes.



Priority 1

To deliver a mixture of housing types
and tenures, including 1,000 new
affordable homes, that meet the needs
of everyone in the borough.

Private Rented Sector

The Council recognises that not all Maidstone residents will want or be able

to buy a home. Homes available to rent privately are an important part of a
balanced housing market. Over the last 10 years there has been a marked
increase in the number of households living in the private rented sector.

In response to heightened demands for private rented properties, we have set up
Maidstone Property Holdings Limited (MPH) to become a significant residential
landlord in the private rented sector. Maidstone Property Holdings aims to

set new standards in terms of the quality of private rented stock offered and
service delivered to residents. This will provide an alternative solution to solving
housing needs and will also ensure that there is a balanced housing market
within Maidstone. MPH has delivered on a number of new housing developments,
providing over 100 new homes and the ambition is to grow on this success to
provide more high-quality new homes for the private rented market.




Priority 1

To deliver a mixture of housing types
and tenures, including 1,000 new
affordable homes, that meet the needs
of everyone in the borough.

Private Rented Sector

We also have the duty to meet housing needs of those who are homeless, or at
risk of becoming homeless by providing temporary accommodation. We must
provide interim accommodation whilst we look into a homeless application for
those who have priority need and are eligible for assistance.

The borough is facing is increasing demands for temporary accommodation, as a
result of Homelessness Reduction Act 2017 and the COVID- 19 pandemic. Prior to
the pandemic, the Council had approximately 100-125 households in temporary
accommodation at any one time. However, as of September 2022, the number in
temporary accommodation was 192.

This rise in demand also seems to relate to the end of the moratorium on
landlord evictions (established in the pandemic) as well as emerging inflation
and cost of living crisis. Further demands have also stemmed from the recent
Domestic Abuse Act, as well as increases in the number of refugees and out of
area placements.

We are also facing challenges for the increased demand for larger families owed
the main housing duty, who are currently living in temporary accommodation.

The average waiting time to be successful in bidding for a 3 or 4 bed home
for homeless applicants where the full housing duty has been accepted has

increased over the past 3 years.

Our goal is to seek other suitable and innovative ways of finding accommodation
for those households for which we have a statutory duty for and those who have

a local connection to our district.



Priority 1

Main Housing Duty Accepted Households
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Priority 1

To deliver a mixture of housing types
and tenures, including 1,000 new
affordable homes, that meet the needs
of everyone in the borough.

What have we done already?

During 2020/21, Maidstone delivered the highest number and proportion of
additional affordable dwellings in Kent. 408 affordable homes (24.1% of the
Kent total).

To date, Maidstone Property Holdings has delivered and now manages over
100 homes with an ambition to provide more well managed, quality homes
over the lifetime of this Strategy.

We recently purchased the former Springfield library site on Sandling Road
that will contribute to providing more new homes for Maidstone residents.

We have delivered our on our ambition to bring empty buildings back into
use. Trinity is a focal point in the Town Centre and we recently refurbished
the building into a multi- use communal space, which also provides
accommodation and support for people who are homeless.

The purchase of our own temporary accommodation helps provide good
quality accommodation and reduces the amount we use nightly temporary
accommodation providers. The council has a temporary accommodation
portfolio of around 70 properties as well as around 30 additional bed sits.

We have reviewed and updated our excellent offer to landlords in the private

rented sector to help households who are homeless or threatened with
homelessness gain access to the private rented sector, where this would

have otherwise been unaffordable.



Priority 1

To deliver a mixture of housing types Areas of Focus 2023 to 2026:

and tenures, including 1,000 new e We will deliver 1,000 new affordable homes to be retained by the Council and
affordable homes, that meet the needs let on secure tenancies once the probationary period is completed.

of everyone in the borough.

*  We will develop our readiness to reopen the Housing Revenue Account.

e A suite if housing management policy and practice documents will be
developed to comply with the Regulator of Social Housing’s guidance to
ensure we provide the highest levels of service to our tenants.

e Reduce the time households spend in temporary accommodation by providing
a range of options that will include the council's ambition to build and manage
its own affordable housing stock.

e Working with our housing association partners in the borough to explore
how we can make more use of their stock available for those affected by
homelessness.

e Make use of our Homefinders, landlord incentive scheme, by reviewing and
strengthening our offer to landlords in the private rented sector.

e Purchase more temporary accommodation stock to reduce its reliance on
nightly paid temporary accommodation and provide a better quality of home
within our own locality.

e Maidstone Borough Council and Homes England are working in partnership
to deliver a unique, attractive, and desirable new rural Kentish town located
between Maidstone and Ashford. Heathlands will provide around 5,000 new
homes, of which 40% will be affordable for local people. The new community
will be designed sensitively to respond to its natural and distinctive setting.




Priority 2: To ensure existing homes meet the decent homes standard, are energy
efficient and safe, to enable healthy, independent living.

Why is this important? Standard of homes

81.21% of respondents to our recent 2022 Resident Survey, claimed that they were
satisfied with their current housing, whilst 7.90% claimed they were dissatisfied. Our
Housing Standards Enforcement Policy sets out Maidstone’s commitment to assist tenants
living in poor conditions. This means we take action to help tenants who are living in
unsafe, damp, and cold homes and see that improvements are made.

During 2020/21, the Council undertook over 340 interventions in relation to housing
conditions. The Housing Act 2004 sets out the current statutory framework under which
we are able to intervene on resident’s behalf. We ensure that landlords meet the Electrical
Safety Standards, the Minimum Energy Efficiency Standard, and the Smoke and Carbon
Monoxide Alarm Regulations and take action where required. We also ensure that Letting
Agents in the Borough are signed up to a Letting Agent Redress Scheme.

In June 2022, the government introduced a White Paper for Fairer Private Rented Sector
Homes. This details the government’s long-term goals for improving standards of private
rented housing. Local councils will be provided with guidance to implement any new
legislation.
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Priority 2: To ensure existing homes
meet the decent homes standard,
are energy efficient and safe, to
enable healthy, independent living.

In late 2022, following the tragic death of a two year old child in Rochdale
attributed to the mould and damp at his home, the Secretary of State for

the Department of Levelling Up, Housing & Communities made a number of
announcements in relation to tackling poor housing conditions. This follows
on from decision by the Housing Ombudsman, criticising a number of social
landlords for failing their residents in taking this issue seriously. The council
will strive to use its powers under the Housing Act 2004 to ensure that

no similar untimely death occurs in Maidstone as a result of poor housing
conditions. Activity by the Council's Housing & Health Team related to damp
and mould is listed in the table below:

Total inspections

carried out under Damp & mould pamp & e Improvement CEIETY CEItEgOTy
. inspections : : 1 Hazards 2 Hazards
Housing Act related : Notice required . i : e
required identified identified

2004
2019/20 346 22 20 3 0 18
2020/21 88 25 13 2 0 14
2021/22 256 40 29 1 0 14
2022/23 (Qtr3)* 161 50 24 4 0 20

* For the period April - December 2022 Qtrs 1-3.




Priority 2

Priority 2: To ensure existing homes
meet the decent homes standard,

are energy efficient and safe, to enable
healthy, independent living.

Houses in Multiple Occupation:

A House in Multiple Occupation is a property rented out by at least three people
who are not from one ‘household’ but share facilities such as a kitchen and a
bathroom. This type of accommodation provides a necessary form of housing,
particularly for those who are unable to afford self-contained housing and people
under the age of 35 who may only be eligible to the shared-room rate of housing
benefit.

Certain types of HMOs are required to be licensed by the Council's Housing
Service. This includes renting out a large HMO in England. A property is defined as
a large HMO if all of the following apply:

e itisrentedto 5 or more people who form more than 1 household

* some or all tenants share toilet, bathroom or kitchen facilities

« atleast 1 tenant pays rent (or their employer pays it for them)

There has been an increase in the number of HMOs in the borough. The latest
estimate of HMOs in the borough is 690, whilst the number of licensed HMOs is
199.

It is important that we make sure that all HMOs in the borough are kept to a good

standard and are well managed so that all tenants can live in a clean and safe
environment. The council is active in ensuring those HMOs that fall within the

statutory licensing scheme meet the requirements of the regulations.



Priority 2

Priority 2: To ensure existing homes Energy Efficient Homes

meet the decent homes standard, The council recognises the challenge to adapt the housing stock to the impacts of

are energy efficient and safe, to enable the changing climate: for higher average temperatures, increased flooding, and

healthy, independent living. water scarcity to keep us safe and comfortable as climate change risks grow.
Climate Change Committee (CCC) report: UK housing: Fit for the future? — key
relevant findings

Building new homes. New homes should be built to be low-carbon, energy

and water efficient, and climate resilient. The need for energy efficient homes
is essential in helping prevent climate change and reducing fuel poverty in
households. Heating bills for households could be reduced by 20% if the energy
efficiency of homes were improved.

In terms of retrofitting existing homes, we acknowledge that the Council has a role
in ensuring existing homes are low-carbon and resilient to the changing climate
as a major UK infrastructure priority. The majority of private rented homes in
Maidstone Borough have an Energy Performance Rating of D; approximately 2790
have this rating. We enforce the Minimum Energy Efficiency Standard contained
within the Energy Efficiency (Private Rented Property) (England and Wales)
Regulations 2015.

The government is proposing that private rented properties (new tenancies)

will need have an EPC rating of C by 2025 and all tenancies will need to have

an EPC rating of C by 2028. We have recently entered into agreement with the
Southeast Consortium to deliver the Home Upgrade Grant Phase 2. This approach
compliments the Inter Authority Agreement that MBC is signatory to, that sets out
how partnerships in local government between local health, housing and energy
teams can lead to bespoke partnerships to tackle fuel poverty and deliver the

Sustainable Warmth services.




Priority 2: To ensure existing homes
meet the decent homes standard,

are energy efficient and safe, to enable
healthy, independent living.

Fire Safety

The Fire Safety Act 2021 places responsibility
upon responsible persons for multi- occupied
residential buildings to oversee and reduce

the risk of fire for the external structure of the

building. This includes walls, cladding, balconies,

windows, and doors.

The new Fire Safety (England) Regulations aim
to improve the fire safety of blocks of flats. This
will be fully implemented on 23 January 2023.
The council recently adopted a Fire Building
Safety Policy to guide the Housing Service in the
delivery of its duties.

Supporting people to live independently

It is vital that a variety of homes and support options are available for people to

live independently and as safely as possible in their own homes.

Maidstone is predicted to have an 54% increase in the number of residents aged
65 and over by 2037, with a large majority of these being over 75 years of age.

The Council will work with Kent County Council, developers, care providers and
registered providers, to identify suitable sites for the development of specialised

housing for older people.



Priority 2: To ensure existing homes
meet the decent homes standard,
are energy efficient and safe, to
enable healthy, independent living.

Disability Grants

The number of people in Maidstone expected to be living with a long-term health
condition or disability (including mobility issues), is expected to rise by 39% by
2037. Maidstone Borough Council have identified a need for 923 homes suitable
for wheelchair uses between 2019- 2037. The Disabled Facilities Grant, in
collaboration with Occupational Therapy Service and the Home Improvement
Agency, gives residents finance and support to make changes to their homes so
that they can live more independently. In 2022, we have so far provided 55 grants
and in 2021, we provided 83. It is important that we assist our residents apply
for disabled facilities grants to ensure their homes can provide them with proper
support. To this end, the council recently commissioned Foundations to carry out
a review of how we deliver this service. Their recommendations will form the
basis of reconfiguring our service and approach to provide a better and more
effective experience for our residents.




Priority 2

Priority 2: To ensure existing homes What have we done already?

meet the decent homes standard,  We have made use of the Better Care Fund to provide for a range of services to be
are energy efficient and safe, to delivered.
enable healthy, independent living.
e QOur Helping You Home Scheme assists those who are ready to be discharged from
hospital by preparing their homes in advance to ensure they are safe and have
necessary support in place.

e To ensure our approach to housing adaptations remains effective and as efficient as
possible, we have engaged the services of Foundations (the government sponsored
body for Home Improvement Agencies) to help us to review our policy and practice.

e We have taken action against landlords who had failed to provide safe homes. In 2021
we served 44 notices on landlords requiring them to improve their rented properties.

e We have updated our Housing Standards Enforcement Policy.

e We are reviewing our Housing Assistance Policy with the expectation that this will
contain new ways of providing a more efficient and effective service.

e We have supported Kent County Council and visited homes to make sure they are safe
and suitable for Ukrainian guests under the Homes for Ukraine Scheme by visiting 206
dwellings hosting 456 guests.

e We are currently helping 50 individuals, not only with securing housing, but also with
returning to employment. This will support our residents with living independently.

e We provided 83 grants and spent over £670,000 on disabled facilities grants in 2021.
And so far in 2022, we have provided 65 grants and spent £580,000.




Priority 2

Priority 2: To ensure existing homes Areas of Focus 2023 to 2026:
meet the decent homes standard, +  The Council will continue to work with private landlords where
are energy efficient and safe, to hazards have been identified.

enable healthy, independent living.
e We will continue to support residents access national funding
programmes to ensure homes are energy efficient.

¢ We will work in partnership with suitable providers and the Greater
South-eastern Energy Hub to promote and support the delivery
of government funding schemes to homeowners, tenants, and
landlords

e Introduce as part of our Housing Renewal Policy a more effective
mechanism to prioritise the completion of discretionary and
statutory grants for those residents experiencing a repaid onset
illness and end of life condition.

e We will work with Registered Providers, private landlords,
freeholders and Kent Fire and Rescue Service to ensure that
all residential buildings, including those that are managed by
ourselves abide by the relevant fire safety legislation.

¢ We will make sure that landlords follow guidelines and abide by
their legal responsibilities to ensure their properties do not put
their tenant’s health and safety at risk.

e Particular emphasise will be given to ensuring that people’s
homes meet the government’s Decent Homes Standard and we will
intervene where we find a failing on the part of the landlord.




Priority 3: To secure the very best support and housing outcomes for Maidstone’s most

vulnerable groups.

Why is this important?

Domestic Abuse

Recognising the impact of domestic abuse, the Government enacted the 2021 Domestic
Abuse Act, which changed the duty on the council for those who have been made
homeless as a result of domestic abuse. This means that local authorities must provide
accommodation and support for victims of domestic abuse and their children.

Currently, 15% of homeless applicants approaching the council for support are those
escaping domestic abuse, which is in line with national figures. The majority of which are
females, between the ages of 21- 39 years of age.

Maidstone is working closely with colleagues from Kent County Council as part of the

Domestic Abuse Local Partnership Board. A variety of schemes are currently offered by the
council to support all victims of domestic abuse and further work is being undertaken on

prevention and developing a housing pathway for survivors.



Priority 3

Priority 3: To secure the very best
support and housing outcomes for
Maidstone’s most vulnerable groups.

Out of Area Placements

Out of Area placements occur when residents from one area are placed by a
statutory body into another borough. These organisations often place their
residents into Maidstone with no plan in place, which means they have difficulty
accessing GP services, educational services, and a support network, which can
often result in increases in anti-social behaviour.

This can also reduce the availability of accommodation as well as increasing

the prices in the local area, both of which can be challenging for residents. This
is becoming more difficult due to the rises in the number of individuals being
placed into the area; between 2018 and 2021, there was a total of 975 out of area
placements.

It is therefore important that we try and prioritise the needs of our residents,
whilst also ensuing that those placed from another area our well supported.




Priority 3

Priority 3: To secure the very best
support and housing outcomes for
Maidstone’s most vulnerable groups.

Financial exclusion

Financial exclusion occurs when individuals have a lack of access to mainstream
financial services, which can lead to social exclusion, poverty and may have a
negative impact on a person’s mental and physical health. It also means that
households do not have the requisite savings to obtain a mortgaged property or
place a deposit on private rented accommodation. This is becoming more difficult
with the recent cost of living crisis, which has seen a rise in housing costs, energy
bills and rent prices.

In Maidstone, there has been an increase in the housing benefit and council tax
support administered by the council; between April 2018 to July 2022, there
were 3, 823 households on benefits generally, and 2,267 were receiving housing
benefits and universal credit.

It is important that we support households through the cost-of-living crisis and
intervene as early as possible to prevent eviction from properties, which could
then lead to homelessness.




Priority 3

Priority 3: To secure the very best
support and housing outcomes for

Maidstone’s most vulnerable groups.

Ex Offenders

Between April 2018 to July 2022, there were 927 ex-offenders, who needed
housing support in Maidstone. In addition, the only Probation approved premises
for the whole of Kent is located in Maidstone.

Individuals leaving prison are at an increased risk of becoming homeless as
result of losing their accommodation, struggling with accessing universal credit
and other necessary support to access appropriate housing. Studies have shown
that the lack of housing or insecure housing is often a contributor to offending

or habitual offending. Under the Homelessness Reduction Act, we have a duty to
provide assistance 56 days before a prisoner at risk of becoming homeless is due
for release. Maidstone Borough Council works closely with those organisations
with primary responsibility towards offenders to help reduce this risk.

The importance of a joint approach captured in the Kent, Surrey & Sussex
Reducing Reoffending Plan 2021-2024 and cited in the Safer Maidstone
Partnership’s Strategic Plan, which highlights the innovative partnership work
being undertaken in Maidstone.




Priority 3

Priority 3: To secure the very best Refugees

support and housing outcomes for The number of refugees entering the UK, needing help with finding
Maidstone’s most vulnerable groups. accommodation is increasing. We have committed to supporting the
government’s schemes for refugees from Ukraine, Syria and Afghanistan.
Maidstone’s residents have been particularly generous in offering homes to
Ukrainian households with over 450 people having been helped. Between
February 2022 until the end of July 2022, 10 Ukrainian households were owed
a prevention or relief duty in Maidstone. This does, however, place a particular
burden on the council should the hosts be unable to continue to sponsor these
families after the initial 6 months.

We have also supported the government’s Afghan Relocations and Assistance Policy
since it opened in 2021, as well as the Afghan citizens’ resettlement scheme (ACRS)
since January 2022. We have housed two extended families from Afghanistan in
Maidstone properties and assisted a third into the private rented sector. Under the
government’s Vulnerable Person Resettlement Schemes for Syrian refugees,

we have managed to provide housing support for one large Syrian family in
Maidstone.

Since April 2022, we have engaged with the Home Office and Local Government
Association in their consultation on the latest initiative called the Asylum Dispersal
Scheme. As a national scheme, we are likely to see people being accommodated by
the Home Office being placed into private rented accommodation. The Council has
responded to the Home Office where the proposed accommodation is unsuitable
or does not meet the necessary standards. The Council is also minded that such
proposals should not displace residents currently accommodated, as this would
lead to an increase in homelessness locally. Where such suggestions are made,
the Council will vigorously engage with the Home Office to avoid a homelessness

situation occurring.
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Priority 3: To secure the very best Gypsy and Travellers

support and housing outcomes for The national and local shortage of caravan and other mobile housing sites puts

Maidstone’s most vulnerable groups. the gypsy and traveller community at risk of becoming homeless. Between April
2018 and July 2022, there were 75 gypsy and travellers in Maidstone who needed
support finding accommodation.

We work closely with our Spatial Planning Team, who carry out the housing
assessment needs for gypsy and travellers. An assessment was completed in
January 2012, which revealed a need for 157 pitches between October 2011
and March 2026. These figures were extended until 2031, resulting in a need
for 187 pitches. A new Gypsy and Traveller Accommodation Needs Assessment
is being undertaken as part of the Council’'s ongoing Gypsy and Traveller
Development Plan Document (G&T DPD). The G&T DPD will contain a suite of
policies specifically addressing matters of Gypsy and Traveller accommodation
and future need. Previous experience has shown that the greatest challenge is
identifying a suitable piece of land which can provide a sustainable site at an
affordable cost.

Maidstone Borough Council recognised that the sites in our ownership had
suffered from a lack of investment over a number of years. In response, the
Council invested significantly in our two publicly owned sites to bring the sites
up to a modern standard. This has included replacing the amenity blocks with
new facilities on both sites, updating the water and mains electricity supplies

to enable individual metering to be provided, the replacement of the communal
lighting to provide more efficient and effective lighting on site. Bringing the sites
back into the direct management of the Council will ensure that the sites will
experience better asset management. The Council is committed to maintaining
the sites and developing our management approach to ensure that they remain

fit for purpose moving forward.




Priority 3: To secure the very best Mental Health

support and housing outcomes for Those that struggle with their mental health often find it difficult to sustain living
Maidstone’s most vulnerable groups. conditions and keep up with their rent payments. Without early intervention and
support, this could lead to eviction and potentially leave the individual homeless.
Our OneView Data analytics system has been able to identify low-income
households and has found increases in cases of mental health issues in relation to
housing and the threat of becoming homeless. Those who are homeless and rough
sleeping are at an increased risk of developing severe mental health issues.

Between April 2018 to July 2022, the number of applicants needing housing
support in Maidstone who had a diagnosed mental health problem was 2389. We
have a duty to provide social care to support people experiencing mental health
problems. We are required to provide after care services and also assist those
moving out of hospitals.

Veterans

Maidstone recognises the significant service and contribution from members of
our armed forces. Sadly, individuals leaving the armed forces are at an increased
risk of experiencing difficulties finding appropriate housing and accommodation.
Between April 2018 to July 2022, there were 79 veterans who needed housing
support in Maidstone, 49 of which suffered with mental health problems.

We have a duty to investigate a veteran'’s situation if they have approached the

council and Maidstone is committed through our Armed Forces Covenant to
support our serving personnel and veterans as they transition back into civilian life.




Priority 3

Priority 3: To secure the very best
support and housing outcomes for

Maidstone’s most vulnerable groups.

Preventing Homelessness and Rough Sleeping

There has been an increase in homelessness and rough sleeping both nationally
and locally. As of October 2022, 34% of applicants on the housing register had a
housing need under the homeless legislation. Of these, 34% are aged between
30 and 39 years old, and 24% are aged between 18 and 29. This has increased by
6% since January 2022. Additionally, there was a total of 832 rough sleepers in
Maidstone between April 2018 and July 2022, and a further 112 individuals were
rough sleeping at time of approach.

The main reason that people become homeless is because family and friends are
no longer willing or able to accommodate them, with the second largest reason
being due to eviction by a landlord. Under the Homelessness Reduction Act, we
have a duty to support an applicant that is threatened with homelessness, by
providing accommodation.

The implementation of initiatives like the use of data analytics to prevent
homelessness at an early stage has been proven to help the council and
residents to retain their homes without the need to go through the trauma and
disruption of becoming homeless.




Priority 3

Priority 3: To secure the very best What have we done already?

su;?port and housing outcomes for e We have provided a flexible approach to supporting those who are vulnerable, by
Maidstone’s most vulnerable groups. acknowledging that each individual has their own unique experience with their own
personal barriers.

* In 2021, we received the Local Government Chronicle Awards for our successful
OneView Data Analytics system. It alerts frontline staff three to sixth months before
a house is at risk of financial crisis or threatened with homelessness, so support
can be offered early on. Our performance in preventing homelessness is with the top
quartile nationally with over 70% of cases being successfully prevented from becoming
homeless.

e The council has successfully converted Trinity into a multi-use communal space, which
provides accommodation and a range of support for homeless and vulnerable people.

e Through our Rough Sleeper Initiative, we have been able to tackle entrenched rough
sleeping and sustain the position where no one needs to be rough sleeping. As a result, our
Outreach Service will be able to transition to a Homeless Support Service over the period of
this Strategy supported by the further government funding between 2022 to 2025.

e We have introduced new coordinator roles for domestic abuse and safeguarding who
provide day to day advice and guidance and facilitate trauma awareness training.
Co-ordinators oversee the response to domestic abuse and safeguarding across the
district in partnership with key stakeholders.

e We also have a number of initiatives in place to support victims of domestic abuse,
including our sanctuary scheme, as well the operation of One Stop Shops at Trinity, which
offers free advice and support for victims of domestic abuse (continued over).




Priority 3: To secure the very best What have we done already? (continued)
support and housing outcomes for
Maidstone’s most vulnerable groups. « A multitask force has been established in five housing blocks, which have been

identified as high risk. This has been successful in reducing incidents of violence.

» We have worked collaboratively with Surrey & Sussex in producing a Reducing
Reoffending Plan 2021-2024, which highlights the innovative partnership work being
undertaken in Maidstone.

e Our Helping You Home Scheme assists those who are ready to be discharged from
hospital by preparing their homes in advance to ensure they are safe and have
necessary support in place. During 2020/21, 496 referrals were successfully dealt with
under our Helping You Home Scheme, despite the challenge that the pandemic brought.

e Our mental health service works together with our homeless support team to ensure
that those that are struggling with their mental health have the help they need.

e Since August 2021, we have worked with private rented landlords to help accommodate
Afghan refugees. We have also collaborated with partners such as Kent Resilience
Forum to supply immediate assistance to Ukrainians arriving in Maidstone.




Priority 3

Priority 3: To secure the very best Areas of Focus 2023 to 2026:
support and housing outcomes for

. , ¢ A main priority is to place a trauma aware approach within
Maidstone’s most vulnerable groups. P Y P PP

housing to build resilience. This includes providing more training
opportunities for all staff, about the impact of trauma and Adverse
Childhood Experiences and how best to achieve positive outcomes.

e The council is also working on a number of new initiatives to
support victims of domestic abuse. This includes working with
private landlords, providing digital mapping of the nearest support
and future plans to coordinate a programme for male victims of
domestic abuse, as well as medium to low-risk domestic abuse
victims. We are also developing our initiative with Xantura and Kent
Police, to use data to intervene as early as possible.

e The Council is developing a multi-agency approach to financial
inclusion and will monitor these trends to be able to deliver what
assistance and grant schemes are available.

*  We will work with the Home Office to ensure those placed here from
other areas are properly supported and their longer-term needs are
met.

e We will continue assisting Ukrainian refugees who wish to remain in the
UK after the Homes for Ukraine scheme ends through various routes

including rematching with new hosts and the private rented sector.

e The Housing Service will work in partnership with Planning
colleagues to develop the policies that will be adopted in response to

the need for more gypsy and traveller sites.



trategy 2023 - 2026: For further information visit maidstone.gov.uk
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Timetable
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Director of Regeneration & Place
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Author Head of Housing & Regulatory Services
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Executive Summary

The Housing Renewal Policy guides the council in delivering a range of statutory and
discretionary grants to assist residents who are vulnerable and in need of adaptations
to their homes to help improve their quality of life. The new policy has been developed
with the assistance of an independent specialist, stakeholder organisations and
service users.

Purpose of Report

Decision

This report makes the following recommendations to the Executive:

1.That the Housing Renewal Policy 2023 attached as Appendix A to this report be
agreed.

2. That the increase in the Home Improvement Agency fee from 12% to 15% be
agreed.

3.That the Head of Housing & Regulatory Services in collaboration with the Lead
Member for Housing & Health develops a priority framework to process Disabled
Facilities Grants.
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Housing Renewal Policy 2023

1. CROSS-CUTTING ISSUES AND IMPLICATIONS

Issue Implications Sign-off
Impact on The four Strategic Plan objectives are: Head of
Corporate Housing and
Priorities e Embracing Growth and Enabling gegu_latory
Infrastructure ervices
e Safe, Clean and Green
e Homes and Communities
e A Thriving Place
e Accepting the recommendations will
materially improve the Council’s ability
to achieve its corporate priorities, in
particular to Homes and Communities.
Cross The four cross-cutting objectives are: Head of
Cutting Housing and
Objectives e Heritage is Respected Regqlatory
- Services
e Health Inequalities are Addressed and
Reduced
e Deprivation and Social Mobility is
Improved
e Biodiversity and Environmental
Sustainability is respected
The report recommendations support the
achievements of the cross-cutting objectives,
in particular addressing Health Inequalities
and tackling Deprivation.
Risk e Already covered in the risk section Head of
Management Housing and
Regulatory
Services
Financial e The proposals set out in the Head of
recommendation are all within already | Housing and
approved budgetary headings and so Regulatory
need no new funding for Services
implementation.
Staffing e We will deliver the recommendations Head of
Housing and

54




with our current staffing.

Regulatory
Services

Legal

e Accepting the recommendations will
fulfil the Council’s duties under the
Regulatory Reform (Housing
Assistance) Order 2002.

Interim Team
Leader
(Contentious
and
Corporate
Governance)

Information

e The recommendations will impact

Information

Governance personal information (as defined in UK Governance
GDPR and Data Protection Act 2018) Team -
the Council processes. The Information | €ither Anna,
Governance Team will/have reviewed Georgia or
the processing of personal data affected Lau_ren to
7 ] review and
and the associated documentation has approve.
been/will be updated accordingly,
including a data protection impact
assessment.
e The recommendations do not impact
personal information (as defined in UK
GDPR and Data Protection Act 2018)
the Council Processes.

Equalities We recognise the recommendations may have | Equalities &
varying impacts on different communities Communities
within Maidstone. Therefor we have Officer
completed a separate equalities impact
assessment.

Public e We recognise that the Head of

Health recommendations will have a positive Housing and

impact on population health or that of Regulatory
individuals. Services

Crime and e No direct impact Head of

Disorder Housing and

Regulatory
Services
Procurement e None identified Head of
Housing and
Regulatory
Services

Biodiversity | The implications of this report on biodiversity | Head of

and Climate | and climate change have been considered and | Housing and

Change are Regulatory

Services

e The proposed Housing Assistance Policy
seeks to address fuel-inefficient homes
and makes proposals to help vulnerable
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households improve the thermal
warmth of their homes.

2.

2.1

2.2

2.3

2.4

INTRODUCTION AND BACKGROUND

Maidstone Borough Council’s Housing Renewal Policy sets out a range of
policy matters relating to how we will enable vulnerable members of our
community to maintain their homes to a decent standard, and the delivery
of the Disabled Facilities Grant. In the main, staff and capital costs relating
to this function are funded from the government grant under the Better
Care Fund.

The Better Care Fund (BCF) programme supports local NHS and local
authorities to successfully deliver the integration of health and social care in
a way that supports person-centred care, sustainability and better outcomes
for people and carers.

An element of the BCF is passported via Kent County Council to local
housing authorities in Kent to deliver their initiatives that assist people who
require their homes to be adapted, including the statutory Disabled Facilities
Grant (DFG).

Last year Maidstone Borough Council received £1.5 million in grant, of
which circa £200,000 was top sliced in a Kent wide agreement back to KCC
to fund a pooled equipment and adaptations budget for social care clients.
Maidstone Borough Council funds a range of initiatives through the BCF,
including our Helping You Home programme that assists patients to move
out of hospital beds and back onto their home environment. Staffing costs
incurred through administering the DGF are recovered from the grant. The
table below demonstrates the indicative and proposed usage of the BCF
grant.

Table 1.

Heading Comment Amount

Disabled Facility | Grants provided to adapt a person’s £900,000

Grant home to improve their quality of life
Helping You Expenditure incurred to make £90,000
Home adaptations to enable residents to

return home following a period of
hospital care

Staff fees Eligible costs incurred administrating | £156,980
grants
Discretionary New discretionary grant budget to £150,000
budgets (to be support elements of the Housing
agreed) Assistance Policy
£1,296,980
Total
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2.5

2.6

2.7

2.8

2.9

Disabled Facilities Grant
There are three main agencies involved in the DFG process in a two-tier
area such as Kent and these are:

Kent County Council - through their Occupational Therapists, who are the
qualified staff that assess what adaptations are required and make
recommendations.

The Home Improvement Agency — who act on behalf of the client to
ensure they are fully advised on what assistance is available to the person
and to oversee the work being contracted and completed.

The Local Housing Authority — who receives, and processes grant
applications under the DFG regulations.

Kent County Council commissions the Home Improvement Agencies (HIA)
for across Kent and in our sub-region this is provided by Town & Country

Housing Association. The HIA is funded in part from KCC and from the fee
they can charge against the DFG for each completed grant.

With a number of agencies involved in the process there can be a tendency
for the process to become stalled or for bottlenecks to appear at different
parts of the system. In early 2022 MBC was not content with the delays
inherent in the system and commissioned an independent review of our
process with a view to improving the experience of our residents.

Foundations, the UK Government appointed National Body for Home
Improvement Agencies (HIAs), carried out the review during the Summer of
2022 and provided a comprehensive report on their findings in the Autumn
of 2022. This has formed the basis of some changes within the Housing
Renewal Policy 2023 and to our working practices.

The review concluded that the staff involved from across the three agencies
were dedicated, wanted to see the best outcome for residents and were well
trained in their areas of expertise. The impact once the adaptation was
completed for the resident was notably positive. The review did conclude
that there were areas for improvement. These included:

e Implementing a process that promotes more trust between the
agencies.

Re-focusing on a delivering a person-centred approach.

Eliminating duplication of activity.

Setting out clear processes and scope of responsibilities

Providing more consistency in approach

Introducing improved contract management by Maidstone Council
with agreed KPIs and regular liaison meetings to consider operational
issues and service delivery with the HIA and KCC.

2.10 The Foundations review provided a range of recommendations to MBC.

Some of the recommendations have already been implemented with the
result that the average approval times for grants have drastically reduced
from 50 days to 11 days. To achieve other improvements listed in the
recommendations, this report proposes policy changes that are captured in
the accompanying draft Housing Assistance Policy and operational
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adjustments to pursue a smoother, more efficient experience for the
resident.

2.11 The review provided a period of reflection on how we operate with KCC and
the role undertaken by Town & Country HIA. In conjunction with the HIA we
have agreed a more purposeful role for the HIA, taking on aspects that
were previously carried out by MBC staff. It is also proposed to provide the
HIA with greater autonomy in executing the agreed works, including making
minor adjustments to specifications without the need for the DFG process to
be reset and recommenced.

2.12 This has two benefits; firstly, this should improve the customer experience
as they will be dealing more completely with one agency and will receive a
more efficient service. Secondly, it frees our officer’s time from duplicating
elements of the process. This freed capacity will be utilised on the team’s
broader role in delivering our statutory duties to enforce housing standards.

2.13 To enable this transition to take place and provide sufficient resource to the
HIA it is proposed to increase the fee that was agreed with the HIA from
12% to 15%. The fee setting is within the Council’s powers to approve and
has been set at 12% for the past 10 years with no increase. The modest
rise reflects the increase in duties that the HIA will undertake on behalf of
the Council and can be funded from the DFG grant without affecting the
Council’s budget.

2.14 Local housing authorities (LHA) have duties in relation to responding to
requests to assess the condition of accommodation under the Housing Act
2004. The action required to be taken by the LHA is dependent on the
severity of the conditions found as it relates to the occupiers. The more
serious the hazard the more likely the LHA will be under a duty to act.
Otherwise the LHA has discretion to intervene.

2.15 The discretionary elements of the Housing Renewal Policy reflect these
powers to intervene and provide an important mechanism for assisting our
most vulnerable members of our community. This includes:

e Setting aside an element of the overall grant to provide a discretionary
grant for residents who are unable to wholly fund their adaptation.

e Introducing a set of criteria for prioritising between DFG applications.

e Providing a means tested grant for vulnerable households to assist
with remedying hazards; and to improve the energy efficiency of
their home.

2.16 A further recommendation arising from the review will see the new Housing
Renewal Policy 2023 develop a framework to prioritise the processing of
grants. Currently prioritising between applicants is by date received and it
the intention of the new policy to amend this to acknowledge the difficulties
experienced by residents who have rapid onset illnesses and end of life
conditions. A new framework will be introduced to enable those cases that
require an urgent intervention to be identified and prioritised for
completion.
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2.17 Kent County Council has a policy to prioritise applications at their

assessment stage and it is proposed to develop a new framework for the
Council based on the same criteria to ensure consistency in approach. An
example of what this might look like is attached at Appendix B to the
report.

3. AVAILABLE OPTIONS

3.1

3.2

The Executive could decide not to adopt a new Housing Renewal Policy or
the changes to how we work with the Home Improvement Agency but this
approach is not recommended, as the current policy is now dated and no

longer serves the best interest of our most vulnerable residents.

The Executive could adopt the new Housing Renewal Policy 2023, attached
as an appendix to this report, and the increase in fee collected by the Home
Improvement Agency to enable a more efficient and effective service to
residents.

4.1

PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

The preferred option is set out in Paragraph 3.2 above, as this will enable
the Council to continue to deliver a range of activity that supports those
who’s quality of life can be improved through various interventions to
improve their homes. The revised Housing Renewal Policy 2023 will enable
the Council to meet its statutory duties in respect of delivering Disabled
Facilities Grants and tackling Housing Standards within existing
accommodation.

5. RISK

5.1 The proposals are within the risk appetite of the Council.

6. CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK

6.1 The review carried out by Foundations that has informed the
recommendations to this report, included a range of consultations with key
stakeholders and service users during 2022.

6.2 The Communities Housing and Environment Committee agreed with the
recommendations to the Executive.

7. REPORT APPENDICES

Appendix A: Housing Renewal Policy 2023

e Appendix B: Example of Prioritisation
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8.

BACKGROUND PAPERS

None
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APPENDIX A

Maidstone Borough Council
Housing Renewal Policy 2023
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1.1

1.2

1.3

1.4

2.1.

2.2.

2.3.

Introduction

Maidstone Borough Council’s Strategic Plan (2019-2045)! identifies our
vision as “Maidstone a vibrant, prosperous, urban and rural community at
the heart of Kent where everyone can realise their potential”. Within the
borough, there are 75, 000 dwellings, with 87% of them being privately
owned or rented.

Regarding Homes and Communities "We want to have a place that people
love and where they can afford to live. This means ensuring that there is
a good balance of different types of homes, including affordable housing.
We will have safe and desirable homes that enable good health and
wellbeing for our communities”.

This policy details how the Council intends to use its mandatory &
discretionary powers and resources to maintain & improve the condition
of housing through providing support, and assistance to homeowners;
tenants; and landlords to maximise the supply of high-quality housing
within the borough.

This Housing Renewal Policy flows from the Council’s Housing Strategy
and should be read in conjunction with the Council’s Housing Standards
Enforcement Policy, the Biodiversity and Climate Change Action Plan, and
Delivering Affordable Warmth - a fuel poverty strategy for Kent
developed by The Kent Energy Efficiency Partnership (KEEP) and adopted
by the Council.

Background

The right home environment is critical to our health and wellbeing. Good
housing helps people stay healthy and provides a base from which to
sustain a job, contribute to the community, and achieve a decent quality
of life. Safe and suitable housing also aids recovery from periods of ill-
health and enables people to better manage their health and care needs.

Housing is a key determinant of health, and by promoting good quality
housing this policy will contribute to reducing health inequalities for
Maidstone’s residents and contribute to the key action area of safe and
desirable homes that enable good health and wellbeing.

Poor housing also has the potential to impact negatively on both the local
neighbourhood but also on the wider housing market and by supporting
investment in private sector housing the Council will contribute to the key
action areas of securing a successful economy and providing a clean and
safe environment.

1 Maidstone Strategic Plan 2019-2045
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2.4.

2.5.

2.6.

3.1.

3.2.

3.3.

Energy efficient homes enable residents to cope better with cost-of-living
issues and reduce the amount of energy needed to heat them so will
reduce the amount of carbon dioxide released.

The most recent Census (2021) gave Maidstone approximately 71,200
households. The population in Maidstone has increased 13.3% from
2011 levels to 175,800 residents which is higher than the Southeast
increase (7.5%). There has also been an increase of 26.3% in people
aged 65 years and over, an increase of 9.7% in people aged 15 to 64
years, and an increase of 14.1% in children aged under 15 years?.

Deprivation in the Borough is lower than England average; however,
between 2020- 2021 12.6% (4,364) of children are living in absolute
low-income families. (Kent Analytics, Kent County Council). There is a
difference of life expectancy in men and women; 7.4 years lower for men
and 4.5 years lower for women in the most deprived areas of Maidstone
than in the least deprived areas.

Aims and priorities

The Council’'s new Housing Strategy 2023-28 has three priorities, the
second of which is to ensure that “existing homes in the borough are of a
high standard, are energy efficient and safe, to enable healthy,
independent living”. The Housing Renewal Policy sets out how the Council
will meet its duties and exercise its discretion to develop schemes having
regard to the needs of the borough, the availability of funding and the
Council’s strategic priorities3.

The overall objectives of the housing assistance detailed in this policy will
be to:

a) Ensure properties are suitable for the occupier’s needs

b) Safeguarding the health and wellbeing of vulnerable residents by
removing significant hazards under the Housing Act 2004

c) Ensure properties are adequately heated and insulated

d) Promote the use of renewable energy

e) Provide support to bring empty properties back into use

f)  Increase the supply of decent homes.

In performance of these duties, the Council is largely reactive to the
concerns reported to the Council (in the main) by the resident
themselves. The Council will seek to identify ways to gather more
intelligence about problems affecting housing standards to enable the
Housing Service to move towards a more preventative role.

22021 Census

3 The Re
No 1860

gulatory Reform (Housing Assistance) (England and Wales) Order 2002 [SI 2002

64 Page 3



4.1.

4.2.

5.1.

5.2.

5.3.

5.4.

5.5.

5.6.

6.1.

6.2.

Funding and resources to implement the policy

Funding is through the Better Care Fund which is a program spanning
both the NHS and Local Government and seeks more joined up solutions
to people’s health issues. It has been created to improve the lives of
some of the most vulnerable people in our society, placing them at the
centre of their care and support, and providing them with ‘wraparound’
fully integrated health and social care, resulting in an improved
experience and better quality of life.

The Council partners with the Home Improvement Agency (HIA) which is
part of the Town and Country Housing Association. The HIA can help
homeowners to access funding and supports the homeowner in obtaining
quotations from reliable contractors and can help them through the works
to ensure that the works are carried out to a good standard.

Types of assistance that may be considered

Housing assistance may be offered by the Council towards the cost of the
improvement, repair or adaptation of living accommodation including
mobile homes and houseboats.

The assistance may be in any form including, but not restricted to,
advice, grant assistance and loan assistance via an intermediary party,
for example the Home Improvement Agency.

The Housing Grants, Construction and Regeneration Act 1996 will be
utilised where a means test is required in considering eligibility under the
Housing Assistance Grant.

Other housing assistance will be in some cases by reference to whether
the applicant is in receipt of an income or disability related benefit. The
Council will determine the eligible works.

Funding to bring empty properties back into use will be through accessing
the loans available via Kent County Council, on condition the property is
sold or rented on completion of refurbishment works.

The Council retains the right at any time to introduce a mechanism for
further prioritisation of grant assistance under this policy to reflect
budgetary requirements at the time.

Work not eligible for grant assistance

Work in dwellings that fall outside the definition of residential premises in
accordance with the Housing Act 2004 Chapter 1 paragraph 1 (4) or
those that fall outside of the Housing Grants, Construction and
Regeneration Act 1996.

Cosmetic repairs such as redecoration or cleaning.
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6.3.

6.4.

6.5.

7.1.

7.2.

7.3.

7.4.

7.5.

7.6.

7.7.

Finishing DIY jobs started by the owner or others unless there are
extenuating circumstances.

Works which would normally be covered by a household insurance policy.
Works which have already been completed.

Disabled facilities grant

The Council has a statutory obligation to administer mandatory Disabled
Facilities Grants (DFGs) to provide aids and adaptations to enable
disabled residents to live independently within their own homes.

The eligibility requirements, scope of works, and the general
requirements governing mandatory DFGs are prescribed, and the Council
is unable to deviate from these requirements.

The Council is required to administer Disabled Facilities Grants to all
eligible applicants irrespective of their tenure, and the Council aims to
work collaboratively with housing associations to fund aids and
adaptations within subsidised housing in accordance with the pan-Kent
protocol* for delivering DFGs which shares the cost between the Council
and the housing association that owns the property being adapted.

In some cases, the use of Disabled Facilities Grants can assist with
reducing the length of stay in hospital and facilitating a quick return to
home. This also reduces the demand for residential care placements.

The Council acknowledges that in certain cases such as the rapid onset of
a debilitating illness, or an end-of-life condition will required a swift
response. This approach will enable discretionary and statutory grants to
be prioritised to assist those residents facing those conditions more
effectively.

The Council will treat Council Tax Support as a passporting benefit when
undertaking a means test.

Assistance in excess of £5,000 must be registered as a local land charge
against the property and a maximum of £10,000 to be repaid
(disregarding the first £5,000) in the event that the property is sold,
transferred, or assigned. Exception can be considered by the Head of
Housing & Regulatory Services if the property disposal takes place more
than 10 years following the date of the local land charge or if the Council
considers that it is unreasonable to require repayment having regard to
the relevant regulations®.

4 Kent Housing Group
> The Housing Grants, Construction and Regeneration Act 1996: Disabled Facilities Grants
(Conditions relating to approval or payment of Grant) General Consent 2008.
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8. Top-up funding

8.1. In some cases, it is not possible for the works specified under a Disabled
Facilities Grant to go ahead for a variety of reasons - for example the
cost of the works may exceed the statutory £30,000 grant cap.
Therefore, discretionary assistance may be available to top-up the
mandatory grant. The maximum assistance of £10,000, will be placed as
a land charge and will be repayable in perpetuity, therefore there must
be unmortgaged equity in the property. Top-up funding may be available
for the following:

a)

b)

d)

f)

To pay for repairs or other work to owner occupied premises which
are essential to allow the works specified under a Disabled Facilities
Grant to go ahead or be completed.

To pay for up to £1,000 of an applicant’s contribution towards the
cost of a Disabled Facilities Grant where the funding is not available
or cannot reasonably be borrowed elsewhere.

To pay for reasonably incurred top-up costs where the necessary
works are in excess of the mandatory limit where the funding is not
available or cannot reasonably be borrowed elsewhere.

To pay for additional works that the Occupational Therapist
recommends during the Disabled Facilities Grant application which
are classed as essential but fall outside the scope of the Grant.
Where the funding is not available or cannot reasonably be
borrowed elsewhere.

To pay for an applicant’s reasonable costs of moving within the
Borough to a more suitable property subject to a report from an
Occupational Therapist as to why the existing property is not
suitable for adaptations and the suitability of the new property is
considered to be the most viable and cost-effective option.

Reasonable costs of moving relating to the sale and purchase of a
property would include the following: Legal fees, Estate agent’s fees,
Stamp duty, Land registration fees, Survey fees, Electrical and
drainage inspection fees, Removal costs (lowest of at least two
quotes), and Redirection of mail if necessary (for a period of 12
weeks maximum).

Funding will be provided to meet any cost difference between the
new and existing property price.

To pay for works as specified by an Occupational Therapist or
Trusted Assessor which are deemed as ‘urgent’ and ‘simple’ as
defined by guidance®. And where funding is not available or cannot
reasonably be borrowed elsewhere. Work to install or repair a

6 Disabled Facilities Grant delivery: guidance for Local Authorities in England 2022
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9.1.

10.

10.1.

11.

11.1.

11.2.

11.3.

11.4.

11.5.

stairlift for someone in hospital or in care but is unable to return
home without this could be classed as urgent and simple.

Home hazard grant

The Council may provide assistance to vulnerable homeowners up to a
maximum of £30,000. The assistance is means tested and applicants
must own their own property for at least 3 years and be on a means
tested benefit. The grant is repayable in perpetuity on sale or transfer of
the property.

Energy efficiency top-up grant

The Council may provide assistance to vulnerable homeowners up to a
maximum of £5,000 for works to top-up other local or nationally funded
grants. Applicants must own their own property for at least 3 years and
be on a means tested benefit. The grant is repayable in perpetuity on
sale or transfer of the property.

Applications for grant assistance

Applications for assistance must be on the forms published by the
Council.

Estimates and invoices will not be accepted if they come from the
applicant or member of their family.

Eligible works are identified by the Council or Home Improvement Agency
with reference to the Council’s policy.

Financial assistance will be available for applicants in receipt of a means
tested benefit or a full financial assessment. Passported benefits include:

a) Council Tax Support

b) Guaranteed Pension Credit

c) Housing Benefit

d) Income-based Job Seekers Allowance

e) Income-related Employment and Support Allowance

f)  Income Support

g) Universal Credit

h)  Working tax credit with an income of less than £15,050
i)  Child tax credit with an income of less than £15,050

The contract for the building works is between the applicant and the
chosen contractor. The Council’s role is only to administer the assistance
and provide finance. The Council does not have a contract with the
contractor. Although inspections may take place to make sure works are
carried out to the specification of works the Council, or its officers, is not
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11.6.

11.7.

12,

12.1.

12.2.

12.3

13.

13.1.

liable for any poor workmanship and does not provide any guarantee.
Any faults with the work will be a matter between the applicant and their
contractor.

Financial assistance will only be paid if the work is completed within the
time period stated in the approval, by a contractor whose estimate
accompanied the application, the works have been completed to a
satisfactory standard and in accordance with the specification and
estimates, and the Council is provided with an acceptable invoice.

Grant payments are normally paid direct to the contractor.

Prioritisation for grant assistance
Applications will be prioritised and assessed taking into account the:

a) Level of vulnerability of the applicant e.g. a rapid onset illness, or
end of life condition;

b) Ability of the applicant to seek alternative assistance;

c) Level of disrepair and consequent risks to occupiers’ health and
safety;

d) Cost of work, which must be in line with the limits set out under this
Policy;

e) Long-term sustainability of the property and its occupation.

Where there are more applications than funding available, applications
will be prioritised by:

a) Most vulnerable applicants;
b) Those likely to benefit most from assistance under this Policy;
c) Date order of application received.

Where the applicant is a landlord, applications will be prioritised in the
following way:

a) Bringing long-term empty properties back into use;

b) Where the repayable grant will result in nomination rights;

c) Where works done under this Policy will address the terms of an
Improvement Notice;

d) In date order

Appeals and complaints

Where housing assistance is refused the applicant can appeal against the
decision, in writing, to the relevant Head of Service. Appeals should be
received within 28 days of a decision being issued. Appeals will be
determined within a further 28 working days.
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13.2. Any complaints regarding any aspects of this policy should be made to
the Council’s formal complaints procedure.
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Appendix B

Example of Case Prioritisation

Priority 1

The person or their carers could be at serious risk and an urgent intervention is required

Equipment has broken and individual/carer is at serious risk of injury without this
equipment.

Inappropriate discharge from hospital and urgent intervention needed- when health
involvement has been excluded

OT intervention in KEAH in assessing or meeting enablement goals

The person has an end-of-life condition and/or a rapid onset illness.

Priority 2

The person is receipt of a costed care package (multi-handed care) which is a new service, an
increase in need or double handed review.

The person has a critical need that requires urgent intervention and there is no way to
mitigate or reduce risk i.e. the person is unable to access basic facilities such as the toilet.

There are risks presented to carers and this is impact on the person having their needs safely
met

Priority 3

The person requires an OT functional needs assessment.

Before a Housing Needs Assessment is considered, the individual needs to have a housing
application with the local council and a bidding number issued.

If the individual wishes to delay their OT Assessment longer than an 8 week period they are
requested to re-refer when they are ready to proceed.
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Agenda Item 20

EXECUTIVE 14 March 2023

Response to Kent County Council’s Community Services Consultation

Timetable

Meeting Date

Communities Housing and Environment | 14 March 2023
Policy Advisory Committee

Executive 22 March 2023

Will this be a Key Decision? No

Urgency Urgent

The deadline for the consultation is 26 March
2023 and in order for Council to meet this
deadline and make a response, the decision
must be taken as urgent.

Final Decision-Maker Executive

Lead Head of Service Angela Woodhouse, Director of Strategy, Insight
and Governance

Lead Officer and Report Anna Collier, Information, Engagement and

Author Governance Manager
Orla Sweeney, Senior Policy and Communities
Officer

Classification Public

Wards affected Marden & Yalding, Shepway North, East and
High Street

Executive Summary

Kent County Council are consulting on proposals which will affect the way in which
Community Services are delivered across districts in Kent.

The proposals affect Maidstone with the closure of two Children’s Centres and the
change in location for Adult Education.
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The existing provisions for Public Health Services for Children and Families (which
includes Family Hubs), Community Services for Adults with Learning Disabilities and
Gateways will not change for Maidstone as part of these proposals.

In order to make a response to the consultation, the Policy, Engagement and
Governance team have evaluated the proposals and their impact on Maidstone
residents. An assessment has also been made of the consultation process and
supporting data.

As a result, it has been determined that the impact on Maidstone has not been
properly evaluated and a response should be made to ensure that Maidstone
residents have the access they need to vital community support services.

The main areas that the consultation response seeks to respond to are:
e The impact on vulnerable residents in Marden & Yalding and East Ward
e The wider impact of the proposals on High Street and Shepway North wards
(as a result of the closure of the two children’s centres).

The consultation questionnaire is aimed at service users so there are limited
questions the Council can respond to. It is therefore proposed that the consultation
be responded to via email letter which is also permitted. The consultation response
will be structured around the consultation questionnaire questions and the Council’s
concerns are substantiated with data from the 2021 Census and health inequalities
data (as shown at Appendix A).

Purpose of Report

To consider Council’s draft response to Kent County Kent County Council’s Community
Services Consultation and any changes that may be required. Recommend to the
Executive that the response be submitted s on behalf of the Council.

This report makes the following recommendations to the Executive

1. To consider the Council’s draft response to Kent County Council’'s Community
Services Consultation and approve the response to be submitted on behalf of the
Council at Appendix A.
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Response to Kent County Council’s Community Services Consultation

1. CROSS-CUTTING ISSUES AND IMPLICATIONS
Issue Implications Sign-off
Impact on We do not expect the recommendations will Insight,
Corporate by themselves materially affect achievement Communities
Priorities of corporate priorities. However, they will and
support the Council’s overall achievement of Governance
its aims in the delivery its strategic plan Manager
objectives.
Cross The report recommendations help deliver the Insight,
Cutting achievement of cross cutting objectives: Communities
Objectives Health Inequalities are Addressed and and
Reduced and Deprivation and Social Mobility is | Governance
Improved. Manager
Risk Please refer to paragraph 5.1 of the report. Insight,
Management Communities
and
Governance
Manager
Financial There is no direct budgetary impact from the Director of
Kent County Council proposals described in Finance,
this report. However, by reducing support for | Resources
vulnerable families, they are likely to increase | and Business
budgetary pressure on District Council Improvement
services including homelessness.
Staffing We will deliver the recommendations with our | 1nsight,
current staffing. Communities
and
Governance
Manager
Legal A failure to respond to the consultation which | Mid Kent
impacts on Maidstone residents could create Lega_l
reputational issues for the Council and could Services
potentially limit any further steps the Council ILr;gedrleT Team
might wish to take. (Contentious
and
Corporate
Governance)
Information | The recommendations do not impact personal | [nformation
Governance | information (as defined in UK GDPR and Data | Governance
Protection Act 2018) the Council processes. Officer
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Equalities Whilst the decision isn’t the Council’s Insight,
responding to this consultation would be Communities
acting in accordance with the Councils and
Equalities Objectives, in ensuring that the Governance
needs of our communities are considered. Manager

Public We recognise that the recommendations will Housing &

Health have a positive impact on population health or | Inclusion
that of individuals. Team Leader

Crime and No impact identified Insight,

Disorder Communities

and
Governance
Manager
Procurement | NO impact identified Director of
Strategy,
Insight and
Governance

Biodiversity | There are no implications on biodiversity and Biodiversity

and Climate | climate change. and Climate

Change Change

Officer

2. INTRODUCTION AND BACKGROUND

2.1 A Community Services Consultation is being undertaken by Kent County
Council. It proposes changes to the way it uses its buildings to deliver
some community services.

2.2 The reasons, outlined in the consultation documents by KCC, for the
proposed changes are to:
e Tackle the rising costs of maintaining its many buildings
e To find savings to balance its budget
e Reduce its carbon footprint to achieve NetZero
Whilst ensuring effective support for residents who need its services

2.3Services that will be affected in Kent are:

Children’s Centres and Youth Hubs

Public Health Services for Children and Families
Community Services for Adults with Learning Disabilities
Community Learning and Skills (Adult Education)
Gateways

2.4 The proposals affect Maidstone with the closure of two Children’s Centres
and the change in location for Adult Education (Community Learning and
Skills).
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2.5 In order to make a response to the consultation, the Communities, Insight
and Governance team have evaluated the consultation proposals and their
impact on Maidstone residents. An assessment has also been made of the
consultation process and supporting data. Discussions have also been held
with the Executive to develop the response led by the Lead Member for
Communities and Public Engagement.

How the proposals affect Maidstone

2.6 The table below summarises the impact of the changes for Maidstone. Two

‘service types’ will be affected in Maidstone; Children’s Centres and Youth
Hubs and Community Learning and skills Adult Education. There are no
other changes proposed to the remaining provisions in Maidstone.

Service Types Impact for Proposal
Maidstone
Children’s Proposed closure of | Nearest alternatives for East
Centres and 2 children’s centres | ward - Sunshine Children’s
Youth Hubs - 1in Marden and 1 | Centre (1.6 miles away)
in East ward - Greenfields Children’s Centre
(2.4 miles away)
Nearest alternatives
Proposed Community Hub at
Cranbrook Library (7.4 miles
away in Tunbridge Wells)
- Greenfields Children’s Centre
(8.1 miles away)
Public Health No change N/A
Services for
Children and
Families
Community No change (current | N/A
Services for provision to remain
Adults with at Maidstone
Learning House)
Disabilities
Community Proposed move of Moving from a Town Centre
Learning and Adult Education location and an area of
Skills (Adult from Faith Street deprivation to a less accessible
Education) (High Street ward) location
to Oakwood House
(Bridge)
Gateways No change N/A

Closure of Children’s Centres in Maidstone

2.7 The Children’s Centres that are proposed to close are in Marden & Yalding

and East Ward.
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Marden Children’s Centre

2.8 The alternative Children’s Centre for Marden, as indicated in the
consultation document, is Cranbrook Library or Greenfields in Shepway
(North). However, the co-location of the Children’s Centre in Cranbrook
Library is not confirmed, therefore the confirmed alternative Children’s
Centre for Marden Residents is Greenfields in Shepway North.

2.9 We have evaluated the impact of the proposals on Marden residents in
terms of actual journey times and options. This is outlined in our response
(Appendix A). In summary the two alternative Children’s Centres for Marden
residents are not accessible by public transport. Journey times by bus and
train to Cranbrook Library and Greenfields are unfeasible and walking the
distance of 7.4 miles and 8.1 miles respectively is not an option.

2.10 We have been told anecdotally that Tonbridge Youth Hub could be an
alternative for Marden residents as Tonbridge is accessible by train (22
minutes). However, further investigation has found that Marden station is
completely inaccessible for buggies and pushchairs. Car journey times are
20 minutes for both Marden to Cranbrook and Marden to Greenfields.

2.11 However, whilst Marden as a whole, isn’t an area of deprivation, there are
areas which are significantly less affluent. The 2021 Census data tells us
that there is significant, growing need in the ward for the affected
demographic. This information is detailed at Appendix A and is missing
from Kent County Council’s Needs Assessment.

2.12 The proposals will have a detrimental effect on the most vulnerable, for
example, non-drivers in Marden & Yalding will no longer have access to a
children’s centre. This will have an immediate and longer-term effect on
the children and families.

East Borough Children’s Centre

2.13 The alternative Children’s Centre for East Borough users, as indicated in the
consultation document is Sunshine Children’s Centre which is an
approximate 27-minute walk from East Borough Children’s Centre. The
other alternative is Greenfields in Shepway which is an approximate 45 to
48-minute walk from East Borough Children’s centre.

2.14 Whilst both alternative options for East Borough users are more accessible
in terms of transport links than Marden, the change is significant.

2.15 An issue that needs to be highlighted regarding East Borough Children’s
Centre and has been overlooked in the consultation is East Borough’s
location on the periphery of High Street Ward. Its users are not going to be
geographically ringfenced to East Ward. Its service users are most likely
are mostly to come from High Street ward which is the highest deprived
ward in Maidstone borough with significant and growing need in the
demographic affected by the proposals.
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Impact on areas of deprivation — High Street Ward and Shepway North

2.16 Greenfields’s Children Centre is identified in the proposals as an alternative
Children’s Centre for both users of Marden and East Borough Children’s
Centres. Greenfield’s is located in Shepway (North), one of the top three
deprived Lower Super Output (LSO) areas in Maidstone.

2.17 Sunshine Children’s Centre is identified as the primary alternative for users
of East Borough'’s Children’s Centre. Sunshine Children’s Centre is located
in High Street Ward which is the most deprived LSO area in Maidstone.

2.18 The existing need and cumulative impact of the proposals on residents in
High Street Ward and Shepway North does not appear to have been
considered.

Community Learning and Skills (Adult Education) — Impact of proposals

2.19 Community Learning and Skills (Adult Education) is to be relocated from
High Street Ward to Bridge Ward as part of the proposals.

2.20 The current location in High Street ward is served well by public transport.
The new location can be reached by public transport but would be an
additional journey/cost to High Street Ward residents. For users travelling
into a central Town Centre location from other areas of the borough, the
additional journey cost could be prohibitive to them continuing to access the
services.

Other Issues Identified/concerns

2.21 The Consultation proposals also asks for comment on the following areas
without explaining what this would mean for Maidstone (or other districts):

Co-location of services
Outreach

The Family Hub model
Accessing Service online

2.22 These areas are all mentioned as supporting the current proposals at some
point in the future, but the consultation documents do not provide details
on how these will be developed, nor does it provide a timeline. The draft
consultation response identifies the Council’s concerns that a decision that
will have such a significant impact on residents in Maidstone is missing the
next steps in terms of identifying alternative service provision and access to
service.

2.23 An assessment of the consultation process has also been included (in the

draft response) as the engagement events being held for Maidstone are
both at Sessions House which isn’t in line with the offer for other districts.
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Recommendation - The Council’s Response

2.24 The impact of the proposals on Maidstone have not been properly evaluated
and a response should be made to ensure that Maidstone residents have the
access they need to vital community support services.

2.25 The main areas that the consultation response seeks to raise are:

e The impact on vulnerable residents in Marden & Yalding and East
Ward

e The wider impact of the proposals on High Street and Shepway
North wards (as a result of the closure of the two children’s
centres).

2.26 The Consultation Questionnaire is aimed at service users so there are
limited questions the Council can respond to. It is therefore proposed that
the consultation be responded to via email letter which is also permitted.
The consultation response will be structured around the consultation
questionnaire questions and the Council’s concerns are substantiated with
data from the 2021 Census and health inequalities data (as shown at
Appendix A).

3. AVAILABLE OPTIONS
3.1 That the consultation be responded to as at Appendix A.
3.2 That no response be made to the consultation.

3.3 To make an alternative response which may include the addition of further
points to include in the consultation response.

4. PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

4.1 The preferred option is outlined at 3.1 of this report, to respond to the
consultation and highlight the significant and detrimental impact of the
proposal on Maidstone residents and vulnerable groups in Maidstone. This is
recommended based upon the findings of the assessment of the proposals
and the insights provided by Census and Health Inequality data.

5. RISK

5.1 The Council has an opportunity to respond to Kent County Council’s
Community Services Consultation. The proposals will have a significant,
detrimental impact on Maidstone residents and are likely to affect
vulnerable groups in Maidstone’s most deprived wards. Not taking this
opportunity to respond to this could cause reputational damage to the
Council.
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6. CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK

6.1 This report is being considered by the Communities, Housing and
Environment Committee on 14 March 2023 and their comments and
recommendations will be reported to the Executive.

7. NEXT STEPS: COMMUNICATION AND IMPLEMENTATION OF THE
DECISION

7.1 The approved response will be submitted to KCC via email, as the deadline
for consultation is the 26 March this will be taken as an urgent decision by
the Executive as there will be insufficient time for call in.

8. REPORT APPENDICES

e Appendix A: Draft Response to Consultation
e Appendix B: Consultation document Maidstone Design Handbook

9. BACKGROUND PAPERS

See Appendix B
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Appendix A

Maidstone Borough Council’s response to Kent County Council’s
Community Services Consultation

It is clear that the impact of the proposals on Maidstone has not been properly
evaluated and a response should be made to ensure that Maidstone residents
have the access they need to vital community support services.

The main areas of the consultation proposals that this response seeks to respond
to and highlight is:

e The impact on vulnerable residents in Marden & Yalding and East Ward
e The wider impact of the proposals on High Street and Shepway North
wards (as a result of the closure of the two children’s centres).

The Council’s concerns are substantiated with data from the 2021 Census and
health inequalities data.

The Consultation proposals also asks for comment on the following areas without
explaining what this would mean for Maidstone (or other districts):

Co-location of services
Outreach

The Family Hub model
Accessing Service online

These areas are all mentioned as supporting the current proposals at some point
in the future, but the consultation documents do not provide details on how
these will be developed, nor does it provide a timeline. We are concerned that
decisions that will have such a significant impact on residents in Maidstone is
missing the next steps in terms of identifying alternative service provision and
access to service.

An assessment of the consultation process has also been included as the
engagement events being held for Maidstone are both at Sessions House which
isn’t in line with the offer for other districts.

Our response structured around the consultation questionnaire questions that
were available to us to respond to.

Q7. If you think we have missed out any data that should be used,
please tell us what it is below.

Yes, we feel a significant amount of data has been missed.

KCC have made a very clear statement as part of this consultation. It says, “our
proposals have been designed by considering where there is greatest need for
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our services.” However, the reasons for the proposed changes appear to be
primarily about property rather the need.

The consultation document talks about the needs of residents in each individual
ward in Maidstone. The consultation document recognises that there are more
deprived wards than others but fails to recognise the impact of the proposals on
those wards. The needs-based assessment that accompanies the consultations
identifies High Street Ward and Shepway (North) as two of Maidstone’s most
deprived wards.

It is proposed that two children’s Centre will close in Maidstone - in East ward
and Marden and Yalding ward as well as the relocation of Adult Education from
High Street Ward to Heath Ward

In assessing ‘need’ we are not confident that this has been considered as
comprehensively as we would have expected for a number of reasons
highlighted below.

Proposed closure of Marden Children’s Centre
Impact on Marden & Yalding residents

As highlighted in the consultation documentation Marden has high need and poor
connectivity. It should be noted that services have already been cut before in
rural areas such as bus services - so this is cutting services in an area where
services are already considered inadequate.

The alternative Children’s Centre for Marden, as indicated in the consultation
document, is Cranbrook Library or Greenfields in Shepway (North). However,
the co-location of the Children’s Centre in Cranbrook Library is not confirmed,
the alternative Children’s Centre for Marden Residents is therefore Greenfields in
Shepway.

The proposals say that '96% of Maidstone households would be within a
30 minute public transport catchment of a community services building
(3,034 people outside)’.

We have identified that Marden residents will be disproportionately affected.

The table shown below outlines the actual journey times to alternative Children’s
Centres. The most vulnerable residents in Marden will be most affected.
Residents who rely on public transport will have a significant journey time and
an additional financial burden. It is likely that residents will choose not to make
the journey. Additionally there are significant access issues at Marden at station
- making train travel with a pushchair almost impossible and therefore traveling
by car to Tonbridge the only option.

We have been informed, and therefore have anecdotal knowledge that Tonbridge
Youth Hub and Children’s Centre is being suggested as a nearest alternative to
Marden residents. However, this is not what is included in the Consultation.
Cranbrook library is the primary alterative in the consultation documentation,
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despite the co-location of the children’s centre not yet being agreed. Greenfields

is the secondary alternative for Marden residents.

If Tonbridge is a viable alternative, why is it not included in the consultation

documentation?

Actual Journey times for Marden residents

Alternative options/travel impact Car Train Bus walk Cost
implications
Marden to Greenfields (Shepway Morth, | 20 mins 1hr 20mins: Minimum 40 N/A Currently £2 per
8.1 miles) Trainto mins. single bus
e Y | 27l journey.
bus (No.12 - by 643
Arriva every 30 Train single
mins) Marden to
Headcorn £4.70.
Marden to Cranbrook (7.4 miles) 20 mins 1hr. Mardento | 50mins (with | N/A Currently £2 per
Staplehurst waiting gap) single bus
(every 30 mins). No.23 journey.
Plus bus - no.5 (Nuvente) &
bus [eveﬁ no. 2?? (Hams Q:arile: tot
ravel) - every aplehurs
mins) tll_a‘;his) o traipn £3.10
Marden to Tonbridge Youth Hub (16.1 | 31 minutes 22 minutes Noviable bus | N/A Train - £6.70
miles) (every 30 alternative return or £13.20
minutes) plus 9- for two singles
minute }.Nalk

Data from the 2021 census tells us that in Marden & Yalding:

Marden and Yalding ward is not considered to be an area of deprivation
but recent census data reveals the ward has significant need.

o There are 1,832 children aged 15 years and under living in Marden and
Yalding ward. An increase of 42.2 % compared to 2011 Census.
o There has been a 55.8% increase in the number of 0 - 4 year olds

(55.8% increase) and a 147.3% number of 5 — 9 year olds (147.3% increase).
This compares to an overall increase in population in Marden and Yalding of
21.6%, suggesting that the number of 0 - 9-year-olds is increasing faster than
the rest of the population.

o There has been a 16.3% increase in lone parent households

o Kent County Council predict that the 0 - 5-year-old age bracket will
continue to increase in Maidstone, with an average increase across the borough
of 10.1% by 2040. The current Census increase suggests again that Marden and
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Yalding’s younger population is growing significantly quicker than the average
predictions for Maidstone.

Deprivation

The Census data allows us to see how many households are deprived and by
how many dimensions. There are four levels of deprivation dimensions:

o Education

o Employment

o Health

o Housing

o In Marden and Yalding ward 1,249 households suffering from at least one

level of deprivation, an increase of 18.5%. Households of this type, account for
32% of all households in this ward.

. 10% of households in this ward have no access to a car or van for
travelling.
° There are 585 low-income households, with a total of 377 children. Low-

income is defined as claiming welfare support from the Local Authority. Of those
households, 207 of them are living below the poverty line, which includes 177
children.

o 97 of these low-income households have been impacted by Welfare
Reforms over the last ten years and are currently (on average) £25.80 worse off
each week because of this.

Additionally, Health Inequalities data for Marden (Kent Public Health
Observatory) tells us:

o The rates for emergency hospital admissions for children under 19 years
are greater for Marden and Yalding than for Maidstone overall at 57 per 10,000
children and young people, compared to 49 per 10,000 for Maidstone overall.

Impact of closure of Marden’s Children’s Centres on areas of
deprivation.

Greenfields’s Children Centre is identified in the proposals as an alternative
Children’s Centre for both users of Marden and East Borough Children’s Centres.
Greenfield’s is located in Shepway (North), one of the top three deprived LSO
areas in Maidstone.

The existing need and cumulative impact of the proposals on residents in
Shepway does not appear to have been considered.

Data from the 2021 census tells us that in and Shepway (North) ward:
There are 1,901 children aged 15 years and under living in Shepway North ward.

Whilst there has been a decline in the age bracket 0 - 4 years (-11.6%) here
has been an increase in the number of 5 - 9-year-olds (8.4% increase).

Deprivation
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1,275 households in Shepway are suffering from at least one level of
deprivation, an increase of 11.16%.This accounts for 36.9% of all households in
this ward.

17% of households in this ward have no access to a car or van for travelling.
This equates to 593 households.

There are currently 676 low-income households, with a total of 523 children. Of
those households, 293 of them are living below the poverty line, which includes
314 children.

102 of these low-income households have been impacted by Welfare Reforms
over the last ten years and are currently (on average) £20.60 worse off each
week because of this.

In terms of Health Inequalities:

. The percentage of babies born with a low birth rate is also significantly
higher than both Maidstone and Kent percentages, with 6.4% of births being
born with a low birth weight (under 2.5kg). This compares to 5.5% in Maidstone
and 5.8% in Kent.

o New mothers living in the area are much less likely to breastfeed, with
only 46.6% choosing to breastfeed their infants, compared to 59.1% in
Maidstone and 58.1% in Kent.

o Obesity in reception aged children (aged 4 and 5 years) is more prevalent,
with 12.3% being recorded as obese, compared to 8.5% on average in
Maidstone and 9.4% on average in Kent.

o Obesity prevalence also continues into year six children (aged 10 and 11
years) with 23.7% being recorded as obese, compared to 17.2% on average in
Maidstone.

Proposed closure of East Borough Children’s Centre.
Impact on East Ward residents

The alternative Children’s Centre for East Borough users, as indicated in the
consultation document is Sunshine Children’s Centre which is an approximate
27-minute walk from East Borough Children’s Centre. The other alternative is
Greenfields in Shepway which is an approximate 45-48-minute walk from East
Borough Children’s centre. Whilst both alternative options for East Borough
users are more accessible in terms of transport links than Marden, the change is
significant.

An issue that needs to be highlighted regarding East Borough Children’s Centre
is it location on the periphery of High Street Ward. Its users are not going to be
geographically ringfenced to East Ward. Its service users are most likely are
mostly to come from High Street ward which is the highest deprived ward in
Maidstone borough

Data from the 2021 census tells us that in East ward:
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o There are 1,649 children aged 15 years and under living in East ward, an
increase of 7.7%
o There has been an increase across all the age brackets, but most notably

in the 5-9 year old bracket, which increased by 10.7%

o The 0-4 year old bracket increased by 10.0%.

o Overall, the total population of East Ward increased by 5.1% in between
censuses, which suggests that the population of 5-9 year olds is increasing
faster than the rest of the population.

o The number of lone parent families (with dependent children) living in
East ward has increased by 1.61% (insert numbers and compare with housing
stats etc from Housing to follow)

Deprivation

o 1,886 households in East Ward are suffering from at least one level of
deprivation, an increase of 7.46% Whilst this is only a small increase, this
number of deprived households accounts for 50% of all households in this ward.

o 19.4% of all households living in East ward have no access to a car or
van. This is 723 households.
o There are currently 540 low-income households, with a total of 240

children. Of those households, 186 of them are living below the poverty line,
which includes 90 children.

o 86 of these low-income households have been impacted by Welfare
Reforms over the last ten years and are currently (on average) £25.20 worse off
each week because of this.

Additionally, Health Inequalities data for East ward (Kent Public Health
Observatory) tells us:

o The data suggests that obesity in children is an issue in the East ward.
East ward has a greater proportion of reception age children measured as obese
at 10.8% compared to 9.4% in Kent overall and a greater proportion of children
at year 6 (10-11 years) also measuring as obese at 18.5% compared to 18.0%
in Kent.

o East ward has a greater proportion of live births where the child has a low
weight (2500 grammes or less) at 5.9% compared to 5.8% for Kent.

Impact of closure of East Ward Children’s Centre on areas of
deprivation.

Sunshine Children’s Centre is identified as the primary alternative for users of
East Borough’s Children’s Centre. Sunshine Children’s Centre is located in High
Street Ward which is the most deprived LSO area in Maidstone.

The existing need and cumulative impact of the proposals on residents in High
Street Ward does not appear to have been considered.

Data from the 2021 census tells us that in High Street ward:
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o 2,298 children aged 15 years and under living in High Street ward, an
increase of 20.7%

0 There has been an increase across all of the age brackets, but most
notably 5-9-year-olds

o 0-4 year olds increased by 10.0% and the 10-15 year old bracket
increased by 15.5%.

o Overall, the total population of High Street Ward increased by 22.9%
which suggests that the population of 5-9-year-olds is increasing faster than the
rest of the population.

Kent County Council predict that the 0 - 5-year-old age bracket will continue to
increase in Maidstone, with an average increase across the borough of 10.1% by
2040 (which is in line with census data predictions)

There are 397 lone parent families (with dependent children) living in High
Street ward, an increase of 3.39%.

Deprivation

There are 1,843 households suffering from at least one level of deprivation, a
significant increase of 31.17% compared to 2011 (1,405). This accounts for
31.6% of all households in this ward.

32.1% of all households living in High Street ward have no access to a car or
van. This is 1,637 households.

There are currently 1,183 low-income households in High Street ward, with a
total of 685 children. Of those households, 467 of them are living below the
poverty line, which includes 360 children.

239 of these low-income households have been impacted by Welfare Reforms
over the last ten years and are currently (on average) £30 worse off each week
because of this.

Health Inequalities data for High Street Ward (Kent Public Health
Observatory) tells us:

o The data suggests that obesity in children is an issue in the High Street
ward. High Street ward has a greater proportion of reception age children
measured as obese at 10.8% compared to 9.4% in Kent overall and a greater
proportion of children at year 6 (10-11 years) also measuring as obese at 22.9%
compared to 18.0% in Kent.

o There are 110 more premature deaths per 100,00 people (under 75
years) in the High Street ward compared to in Kent overall. The rate for the High
Street ward is also significantly greater than that for Kent at 427.4 deaths per
100,000 population compared to 280.2 for Maidstone overall.

o Males in High street ward have a life expectancy of 2.6 years less than
Kent overall.
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Proposed relocation of Community Skills and Hubs

The current provision is moving from an established location in the borough’s
highest area of deprivation (High Street Ward) to Health ward.

The current location in High Street ward is served well by public transport. The
new location can be reached by public transport but would be an additional
journey/cost to High Street Ward residents. For users coming into a central
Town Centre location from other areas of the borough

Maidstone Borough Council is committed to supporting vulnerable residents to
ensure no one is left behind. On 25 January 2023, The Council’s Executive
agreed the Poverty should be included as an additional protected characteristic.
Poverty will be included as part of the Council’s Equalities Impact Assessment,
supporting decision making.

It is clear that the impact of these proposals will make vulnerable people in
Maidstone more vulnerable.

The consultation proposals appear arbitrary and to have a rigid geographical
focus (i.e. the physical, ward location of the existing building rather than the
locality it supports).

The population of Maidstone is growing and the proposals are not considering
the unidentified and unfulfilled need.

The impact on areas of high deprivation as a result of the current proposals
regarding Children’s Centres is significant. The lack of consideration that has
been given to the impact of the proposals for High Street ward in particularly is
deeply concerning.

Kent County Council predicts that the 0 — 5 year old age bracket will continue to
increase in Maidstone, with an average increase across the borough of 10.1% by
2040.

Q9. What do you think is important for us to consider when co-locating
services?

Early conversations with district Councils to identify opportunities and sites for
co-location is important.
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It is disappointing that this hasn’t taken place in advance of or as part of the
development of current proposals. It is extremely worrying that the alternative
service provision for users of Marden Children’s Centre is co-location at
Cranbrook Library and this is not yet confirmed.

(We could mention specific options for co-location — such as Trinity House in
High Street Ward and others??)

We feel that information is missing from the proposals that would provide
valuable insight such as primary school outcomes for the affected wards and the
wards impacted by the closures and the number of SEN (D) plans in place. We
would welcome

Q10. If you have any comments you would like to make about
delivering services through outreach, please tell us below.

Similarly, to co-location — working with districts to identify opportunities.

It is unclear from the proposals how outreach will change in Maidstone, how it
will impact service delivery in Maidstone as the current consultation is only
outlining changes to property which for Maidstone is the closure of two children’s
centre and the relocation Adult Education.

Maidstone Borough Council would welcome early opportunity to work with KCC
on identifying the needs of vulnerable residents and the way in which they
engage with services to ensure that services are accessible to them.

Q12. What is important to you when accessing services online?
It is unclear from the proposals which services are being considered.

Careful consideration needs to be given to the types of services that can be
delivered online and the risks to vulnerable groups such as mothers and small
children who benefit from face-to-face contact and engagement with trained
staff, particularly around safeguarding maters.

We feel that there is a lack of assessment or consideration of digital inclusion.
This extends well beyond broadband speed and in to the affordability of both
WiFi/Internet access and devices which allow people to access services reliably
online.

If services can’t be accessed online due to digital inclusion, it places a burden on

other organisations i.e. districts groups and organisations across the Voluntary
and Community Sector.
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We are engaging with KCC on its digital workstreams but have little evidence of
how this project has been taken into account supports changes in service
delivery - i.e. the proposals in this consultation.

Q15. What do you think is important for us to consider when we
transition to the Family Hub model?

The consultation proposals do not outline what a Family Hub model would affect
services in Maidstone and how the model will affect current services.

It is important to consider services users - in terms of current and future need.
This should be data led and consultative to understand what services local
people need and how they want to access them. This process should remain
under review. There needs to be processes in pace for information sharing with
district so it remains legal but doesn’t present a barrier

KCC should be working closely with its district Councils on co-location
opportunities

Integrated care board at KCC - its priorities — what is the impact of its
proposals??

Q19. Please tell us if there are any other options you think we should
consider, or if you have any other comments you wish to make about
the proposals in this consultation.

Yes, we feel that more could be done in terms of engagement with Maidstone to
ensure that the needs assessment accurate and data led. The impact of the
proposals on areas of deprivation has not been considered; High Street Ward
and Shepway North have been completely overlooked (explain as above in first -
impact)

In terms of the EqIA completed as part of these proposals, there is no
information on any direct promotion of this consultation to targeted groups i.e.
centre users. Previous research with these groups is referred to in the EQIAs and
EQIAs states that gaps in the data will be filled through this consultation process
e.g. religion.

The recent census data (2021) should be used to evaluate need, not only in the
wards where the children’s centres are closing (Marden & Yalding and East) but
in the wards that will be most impacted by the decisions. For example, East
Borough Children’s Centre is it location on the periphery of High Street Ward.
Its users are not going to be geographically ringfenced to East Ward. Its service
users are most likely are mostly to come from High Street ward which is the
highest deprived ward in Maidstone borough
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Q20. We welcome your views on our equality analysis and if you think
there is anything we should consider relating to equality and diversity.
Please add any comments below.

Yes, we feel that more could be done in terms of engagement with Maidstone to
ensure that the needs assessment accurate and data led. The impact of the
proposals on areas of deprivation has not been considered; High Street Ward
and Shepway North have been completely overlooked (explain as above in first -
impact)

In terms of the EqIA completed as part of these proposals, there is no
information on any direct promotion of this consultation to targeted groups i.e.
centre users. Previous research with these groups is referred to in the EQIAs and
EQIAs states that gaps in the data will be filled through this consultation process
e.g. religion.

The recent census data (2021) should be used to evaluate need, not only in the
wards where the children’s centres are closing (Marden & Yalding and East) but
in the wards that will be most impacted by the decisions. For example, East
Borough Children’s Centre is it location on the periphery of High Street Ward.
Its users are not going to be geographically ringfenced to East Ward. Its service
users are most likely are mostly to come from High Street ward which is the
highest deprived ward in Maidstone borough.
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Temporary Accommodation Acquisition (phase 6) and the Local Authority

Housing Fund

Timetable

Meeting Date

Communities, Housing & Environment 14 March 2023
Policy Advisory Committee

Executive 22 March 2023

Will this be a Key Decision? Yes

Urgency Not Applicable

Final Decision-Maker EXECUTIVE

Lead Head of Service William Cornall, Director of Regeneration and
Place

Lead Officer and Report Alison Elliott, Development Project Manager

Author

Classification Public

Wards affected ALL

Executive Summary

There is £32m allocated within the capital programme agreed by Council on 22"
February 2023 for a further (6™) phase of investment in purchase and repair
properties for use as Temporary Accommodation to help alleviate homelessness.
This paper sets out the number and type of accommodation to be acquired.

The £32m budget for Temporary Accommodation is profiled over three years in the
programme, agreed by Council last week - £12 million in 2023/24, £12 million in
2024/25 and £8 million in 2025/26. There is also an underspend within the capital
programme for Temporary Accommodation of £3.8m, which equals a budget for
2023/24 of £15.8m.

The report also details the Local Authority Housing Fund (LAHF) that makes £2.5m
of grant funding available to the Council by the Department for Levelling Up,
Housing, and Communities that can be used to supplement this overall program.
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Purpose of Report
Decision

This report makes the following recommendations to the Executive:

1.

2.

3.

4.

That the Director of Regeneration and Place be given delegated authority to
determine the exact size, quantum and type of temporary accommodation
required; and

That the Director of Finance, Resources and Business Improvement be given
delegated authority, in consultation with the Lead Member for Housing and
Health, to purchase properties as determined by the Director of Regeneration
and Place in Recommendation 1, for use as temporary accommodation up to the
total value of £15.8m in 2023/24; and

That the Council participate in the Local Authority Housing Fund (LAHF) in
accordance with its allocation set out in the report, and for the Director of
Regeneration and Place to finalise the deployment of these monies in
consultation with the portfolio holder for Housing; and

That the Head of Mid Kent Legal Services be authorised to negotiates and
complete all necessary legal documentation and formalities to give effect to
these recommendations.
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Purchase & Repair, Temporary Accommodation Acquisition (phase 6)

1.

CROSS-CUTTING ISSUES AND IMPLICATIONS

Issue Implications Sign-off

Impact on Accepting the recommendations will Head of New

Corporate materially improve the Council’s ability to Business &

Priorities achieve the corporate objectives around Development
Homes & Communities. We set out the
reasons other choices will be less effective in
section 3.

Cross By supporting those who are homeless and Head of New

Cutting vulnerable to have access to appropriate Business &

Objectives accommodation, which is of a decent Development
standard the report addresses the issues of
deprivation and social mobility.

Risk Already covered in the risk section. Head of New

Management Business &

Development

Financial The proposals set out in the Senior Finance
recommendation are all within already Manager
approved budgetary headings within the (Client
capital programme and so there is no need Accountancy)
for new/additional funding for
implementation of this project. The financial
saving from investment in acquiring
properties, in terms of reduced spend on
nightly paid accommodation, means that
borrowing for this purpose is sustainable.

Staffing The work towards completing any property Head of New
purchases will be established using existing | Business &
staff resources within the New Business & Development
Development Team and Mid-Kent Legal
Services.

External on-costs will be incurred in respect
of delivering the program - consultants
appointed for the property identification,
valuation, survey.
Legal Accepting the recommendations will fulfil the | Team Leader,

Council’s duties under the Housing Act 1996
and the Homelessness Act 2002. Failure to
accept the recommendations without
agreeing suitable alternatives may place the
Council in breach of these Acts.

Contracts and
Commissioning

94




The Council has a general power of
competence under section 1 of the Localism
Act 2011 to do anything an individual can do
provided it is not prohibited by other
legislation.

Section 20(1)(2) of the Local Government
Act 1972 enables the Council to acquire land
to be used for the benefit, improvement or
development of their area; or for the
purpose of discharging the Council’s
functions.

Acting on the recommendations is within the
Council’s powers as set out in the
Constitution and the statutory provisions
referred to above.

Information

The recommendations do not impact

Information

Governance | personal information (as defined in UK GDPR | Governance
and Data Protection Act 2018) the Council Team
Processes.

Equalities We recognise the recommendations may Policy &
have varying impacts on different Information
communities within Maidstone. Manager

Public We recognise that the recommendations will | Public Health

Health have a positive impact on population health | Officer
or that of individuals.

Crime and The recommendation will have no impact on | Head of

Disorder Crime and Disorder. The Community Service or
Protection Team have been consulted and Manager
mitigation has been proposed

Procurement | Officers have contracts in place for external | Head of New
consultants to assist with the project Business &

Development
All were appointed within procedure rules. & Section 151
Officer

Biodiversity | The implications of this report on biodiversity | Biodiversity

and Climate | and climate change have been considered. and Climate

Change Change Officer

Additional properties as part of MBC's
portfolio will increase the energy
consumption and therefore CO2e produced
by the additional properties purchased. The
additional properties will be added to the
decarbonisation plans currently being
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formulated to ensure they, along with all
MBC assets, are in line with our Net Zero
commitments by 2030.

2.

2.1

2.2

2.3

2.4

INTRODUCTION AND BACKGROUND

The success achieved in providing Council owned temporary accommodation
has been reported previously to the CHE Committee since starting the
programme in 2017. The success of phases 1, 2, 3, 4 and 5 has increased
the Council’s portfolio by 50 units. These properties are used to provide
temporary accommodation for homeless households and rough sleepers.

Properties purchased so far are:

No of No. of
Properties Beds

2 1

22 2

21 3

4 4
1 4 bed -
HMO

Total 50

The Purchase & Repair programme provides a more cost-effective solution
for the Council than nightly paid accommodation. The average cost of
nightly paid accommodation is:

Cost per night

No. of bed
0. of beds (£)

40

55

60

DRlW[IN]|-

70+

Purchasing and maintaining the asset is more favourable to the Council to
be able to sustain control over the stock, with the net rents chargeable
largely covering the cost of financing the portfolio. It also provides better
accommodation for applicants, as our temporary accommodation is of good
quality, self-contained and located within our Borough boundary.
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2.5

2.6

2.7

2.8

2.9

Rent charge for properties within the housing portfolio

No. of beds LHA Rental
income (£)
149.59
187.56
224.38
287.67

DIWIN |-

This report makes recommendations to source further properties for
temporary accommodation to meet the additional demand, using the
approved budget of £12m for 2023/24 plus the underspend of £3.8m
brought forward from previous phases of the Purchase & Repair
Programme. There are further amounts in the capital programme of £12m
in 2024/25 and £8m in 2025/26 for temporary accommodation and member
approval will be sought to release these amounts in due course.

Data suggests that accommodation ranging from 1 to 4-bedroom properties
would best suit the Council’s needs. It is therefore proposed that the
budget of £15.8m is used to purchase approximately 80 more properties
with a target unit mix of: 30% 1-bed, 10% 2-bed, 25% 3-bed and 35% 4-
bed.

DMS & Clairglow will whenever possible, undertake the necessary safety
checks, carry out any refurbishment, undertake the gas safety testing and
any works to the heating systems on the properties purchased.

Furthermore, all Councils were awarded monies by Department of Levelling
Up, Housing and Communities (DLUHC) in the form of Local Authority
Housing Fund (LAHF) to provide homes for households from both Ukraine
and Afghanistan. This is a nationwide £500m fund, but Maidstone’s
allocation for 22/23 and 23/24 totals £2,473,597 to provide 17 homes,
which can be delivered through a wide variety of means. The objectives of
this fund are as follows: -

e Ensure recent humanitarian schemes (Afghan and Ukraine schemes)
which offer sanctuary, via an organised safe and legal entry route to
those fleeing conflict, provide sufficient longer-term accommodation
to those they support.

e Support areas with housing pressures which have generously
welcomed substantial numbers of Ukrainian refugees so that these
areas are not disadvantaged by increased pressures from these
arrivals on the existing housing and homelessness systems.

e Mitigate the expected increased pressures on local authority
homelessness and social housing resources which arise from the
eligible cohort (as defined in the programme prospectus) as
sponsorship/family placements/bridging accommodation
arrangements come to an end by increasing the provision of
affordable housing to those in the cohort who are homeless, at risk of
homelessness, or in bridging accommodation;

e Utilise accommodation solutions to enable effective resettlement and
economic integration of the eligible cohort;

e Reduce emergency, temporary and bridging accommodation costs;

e Deliver accommodation that as far as possible allows for the future
conversion of housing units to support wider local authority housing
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and homelessness responsibilities to UK nationals (i.e., after usage by
this cohort ends);

e Reduce impacts on the existing housing and homelessness systems
and those waiting for social housing.

2.10 The LAHF provides a lot of flexibility as to how these homes can be
delivered, refurbishment of existing Council owned stock, purchase of
second-hand stock, or purchase or development of new stock. The aim of
the LAHF is to provide settled accommodation at below market rents (80%
of market rent capped but capped at the Local Housing Allowance) to
households displaced form those two countries, with the Council in control
of the allocation process too. Should this specific need ever dissipate, the
properties can be let to other households in housing need, or the properties
sold, and the grant returned or recycled.

2.11 The grant rates are very attractive at 40% of total unit cost for 1,2 & 3 bed
units and 50% for 4 bed units, plus an extra £20,000 for each unit too.

2.12 It is felt that the LAHF can be closely aligned to the Council’s intended
Purchase & Repair Programme which is aimed at providing Temporary
Accommodation more generally, i.e. those households that will be assisted
by the LAHF will already be experiencing (or about to be) a high level of
housing need within the borough and so would likely be requiring housing
support from the Council in one guise or another.

2.13 Therefore, the LAHF could take as much as 20% of the Purchase & Repair
Program but will add a further ¢ £2.5m to the £16.3m investment pot.

2.14 The Council is not obliged to accept these monies but the recommendation
from Officers to the Cabinet to this point is that the Council should.
Accordingly, the DLUHC Memorandum of Understanding has been entered
into, but the Council can withdraw or reduce its level of participation at any
stage.

2.15 The Council did not receive its indicative allocation until 9t Jan 2023 and
the program was not signposted prior to this, and the proposed deadline of
delivery of the units is 30" November 2023.

2.16 More generally, the Council has a very large capital program focused on
housing development and acquisition (Temporary Accommodation,
Affordable Accommodation and Private Rented Sector (PRS)
Accommodation), so in theory the Council could allocate some existing TA
and PRS accommodation already in our portfolio towards the LAHF, as it
would evidently be “backfilling” the loss of these units through our current
capital programs. There could be an opportunity here to bring any long-
term void Council owned TA or PRS stock back into use.

2.17 Therefore, the case to participate is both compelling on financial grounds,
given the attractive grant rates available, and that these are households
that the Council would likely be assisting in one guise or another regardless
of our participation.
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3. AVAILABLE OPTIONS

3.1

3.2

3.3

Option 1: Continue with the Purchase & Repair Program into phase 6, to
increase the Council’s portfolio of Temporary Accommodation properties
with additional 1 - 4-bedroom units within the agreed budget of £15.8m.

Option 2: Continue with the Purchase & Repair Program into phase 6, to

increase the Council’s portfolio of Temporary Accommodation properties

with additional 1 - 4-bedroom units within the agreed budget of £15.8m,
and supplement this by participating in the LAHF too.

Option 3: Do nothing. Officers do not purchase any further properties, with
an increased financial risk to the Council in providing nightly paid
accommodation.

4.1

PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

Option 2, as stated in paragraph 3.1 above, is recommended. This will
ensure that further properties are sourced increasing the Council’s portfolio
of Temporary Accommodation in the most cost-effective manner, and the
overall program is supplemented with grant monies from DLUHC

5.1

5.2

6.1

6.2

RISK

The risks associated with this proposal, including the risks if the Council
does not act as recommended, have been considered in line with the
Council’s Risk Management Framework. We are satisfied that the risks
associated are within the Council’s risk appetite and will be managed as per
the Policy.

If ultimately the need for the properties were to diminish in time for their
intended use, they could be converted to PRS housing within Maidstone
Property Holdings Limited or sold.

CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK

To date the project has been very successful and well received by Members
The Communities, Housing and Environment Committee are considering this

issue at their meeting on 14 March 2023 and their views will be reported to
the Executive.

7.1

7.2

NEXT STEPS: COMMUNICATION AND IMPLEMENTATION OF THE
DECISION

Subject to the decision made by the Executive, Officers will proceed with
the investment activity.

Each property being considered for purchase will be approved on a case-by-
case basis (in consultation with the Lead Member) and be in accordance
with the relevant temporary accommodation standards and acceptance
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criteria. Ward Councillors will also continue to be notified of the Council’s
intention to purchase any property that falls within their ward.

8. REPORT APPENDICES
None

9. BACKGROUND PAPERS

Purchase & Repair, Temporary Accommodation Acquisition -24* November
2021

Purchase & Repair, Temporary Accommodation Acquisition =
2" November 2021
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EXECUTIVE

22 MARCH 2023

1,000 HOMES UPDATE

Timetable

Meeting Date

CHE PAC 14 February 2023
Executive 22 March 2023

Will this be a Key Decision?

No

Urgency

Not Applicable

Final Decision-Maker

Executive

Lead Head of Service

Chief Executive

Lead Officer and Report
Author

William Cornall, Director of Regeneration & Place

Classification

Public

Wards affected

All

Executive Summary

This report provides a review of the progress made towards achieving the delivery of
the Council’s various housing development programmes.

Purpose of Report

Noting

This report makes the following recommendations to the Executive:

1. To note the contents of this report.
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1,000 HOMES UPDATE

CROSS-CUTTING ISSUES AND IMPLICATIONS

Issue Implications Sign-off
Impact on The four Strategic Plan objectives are: Director of
Corporate Regeneration
Priorities e Embracing Growth and Enabling and Place
Infrastructure
e Safe, Clean and Green
e Homes and Communities
e A Thriving Place
e Accepting the recommendations will
materially improve the Council’s ability
to achieve [corporate priority]. We set
out the reasons other choices will be
less effective in section 2 [available
alternatives].
Cross The four cross-cutting objectives are: Director of
Cutting Regeneration
Objectives e Heritage is Respected and Place
e Health Inequalities are Addressed and
Reduced
e Deprivation and Social Mobility is
Improved
e Biodiversity and Environmental
Sustainability is respected
The report recommendation(s) supports the
achievement(s) of the cross-cutting
objectives.
Risk The risks to programme delivery are explored | Director of
Management | within the main body of the report. Regeneration
and Place
Financial There is provision for the 1,000 Affordable Section 151
Homes programme within the Capital Officer &
Programme submitted to Council for approval | Finance
Team

on 22 February 2023. As set out in the body
of the report, the cost of the programme
cannot be sustained on the basis of affordable
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rental income alone, so the Council will need
to fund the necessary subsidy, to the extent
that this is not available from external sources
such as Homes England.

Staffing o We will deliver the recommendations Director of
with our current staffing. Regeneration
and Place
Legal e It is recognised that this report is for Interim Team

noting and therefore has no immediate
legal implications, but the wider legal
context is as follows:

e Under sl of the Localism Act 2011 the
Council has a general power of
competence which enables it to do
anything that individuals generally may
do.

e Further, under section 111 of the Local
Government Act 1972 the Council has
power to do anything (whether or not
involving the expenditure, borrowing or
lending of money or the acquisition or
disposal of any property or rights) which
is calculated to facilitate, or is conducive
or incidental to, the discharge of any of
its functions.

e It is recommended that Legal advice is
sought for all transactions and all
necessary Legal documentation will be
approved by Mid-Kent Legal Services
before completion.

Leader
(Contentious
and
Corporate
Governance)

Information

e The recommendations do not impact

Information

Governance personal information (as defined in UK Governance
GDPR and Data Protection Act 2018) the | Team
Council processes.

Equalities The recommendations do not propose a Equalities &
change in service therefore will not require an | Communities
equalities impact assessment Officer

Public Important to note that with the increase in Sarah Ward,

Health housing stock it could put additional strain on | o i Health
existing public health services such as the Officer

NHS (GP's, Dentist, A&E attendances, mental
health). if no new resources are earmarked.
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Crime and e We recognise that the Director of
Disorder recommendations will have a positive Regeneration
impact on crime and disorder. and Place
Procurement | N/A. Director of
Regeneration
and Place
Biodiversity | The implications of this report on biodiversity | Biodiversity
and Climate | and climate change have been considered. and Climate
Change '1,000 Affordable Homes Scheme will have a | Change
Officer

significant impact on MBC's net zero 2030
commitment, causing the council's overall
carbon emissions to increase through
construction and operation when the homes
are lived in. Aligning the scheme with the MBC
Biodiversity and Climate Change Action Plan
to ensure climate adaptation, low carbon
heating, renewable energy generation,
sustainable transport, and biodiversity
enhancement will greatly reduce this impact.'

2.1

2.2

2.3

INTRODUCTION AND BACKGROUND

The Policy & Resources Committee approved the 1,000 Affordable Homes

programme in January 2022, and this report details the progress made to
deliver this key ambition and also covers the Council’s other housing
programmes; Private Rented Sector (PRS) housing, and Temporary

Accommodation (TA) for those households affected by homelessness.

e Affordable Rented dwellings 0
e TA dwellings
¢ Regulated Council tenancy dwellings 0
e PRS dwellings

units
units
units
units

120

118

(107 of which are managed by MPH Ltd)

e Total dwellings

238 units

At the time of writing, the Council’s housing portfolio comprises:

The next Medium Term Financial Strategy (MTFS) Capital Programme,

which is still subject to approval, proposes further investment in the
three different streams, as follows:-

o *Affordable Rented dwellings £178.2m (net) over 10-years for 1,000 units
e TA dwellings £32m (net) over 3-years for c 80 units

e PRS dwellings £46.5m (net) over 10-years for ¢ 186 units
e Heathlands £5m “promotional and planning”
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2.4

2.5

2.6

2.7

2.8

2.9

2.10

*This figure is net of the £50m of suggested internal subsidy that will
come from revenue over the business plan period (referred to later in this
report).

This report will assess the progress made to date, and the direction of
travel against the following topic areas: Staffing, Consultant teams,
Viability and risk, and Progress to date.

Staffing

The Wider Leadership Team restructure was signed off in the summer of
2022, and this amongst other changes, created a Head of Service role
(Head of New Business & Housing Development) to manage the various
housing development programmes. The successful candidate was
appointed in November 2022, along with two further Development
Project Managers and a Garden Community Project Manager that have all
been appointed and will all be in post by April 2023.

This will mean from April the team will comprise 1 x Head of Service, 3 x
Development Project Managers, and there is an ambition to also create 1
x Development Project Officer for which the recruitment is in train.

A good proportion of these staff salaries will be capitalizable. In the
Registered Provider (RP) sector it is normal practice that circa 2% of
annual capital spend be used to help pay for staffing costs associated
with housing programme delivery. Given the Council’s spend on these
programmes will be circa £25m pa, 2% would be £500k. Therefore, the
team’s costs need not impact greatly on the Council’s revenue account.

All the new roles attracted a lot of market interest and positive
perception, and good quality candidates have been appointed. This is the
first time that the Council has had a specialist team exclusively focussed
on housing development and so this is an extremely positive
achievement.

Consultant teams

The Council in the Autumn completed the procurement and appointment
of three separate firms to aid the delivery of the various housing
development schemes. Each has a distinct and specific discipline as
follows:

e BPTW as architect, designing most of our schemes to point of securing
detailed planning permission. Wherever possible, we will encourage
our appointed contractors to utilise BPTW for post planning design
work too.

e Calfordseaden as Employer’s agent, which is a multi-disciplinary
function that encompasses Project Management, Quantity Surveying,
Contractor Procurement, Project Management, Contract Administrator,
Principal Designer and Clerk of Works.
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2.11

2.12

Red Loft as housing development consultants. Red Loft will provide
additional capacity across all the various housing programmes, to
supplement and support the in-house team. In particular their role will
focus upon the early stage of some projects, to include undertaking
site identification, feasibility studies, acquisition negotiations, obtaining
of approvals and managing the due diligence process for site
acquisitions. Red Loft will also be working on the TA programme, as
well as the Heathlands project too.

Having these three firms in place for the duration of the programme is a
huge step forward, bringing the following benefits.

All three firms are market leaders, and the Council has done extremely
well to attract them to work with us. They all have outstanding
expertise and experience in the housing development sector and are at
the cutting edge of current best practice.

These firms can now work together, with the in-house team to create
long term continuity on all our future projects so as to achieve a
partnering ethos and continuous improvement. I.E learning from the
previous project can now be carried forward and implemented into the
next project, as well as lessons learnt etc. This will manifest itself in
schemes having improved “buildability” or VFM.

Because of the long-term commitment that the Council is making to
these firms, their tendered rates are very attractive which means
better VFM for the Council and improved scheme viability.

Lengthy and time-consuming consultant team procurement exercises
are no longer required on a project-by-project basis.

These three firms will offer softer benefits to the in-house team such
as training events, seminars, sector briefings and partnering events.
They will undertake a number of early-stage scheme feasibility
exercises for new schemes at cost, on the strength of the future
workstreams. This means the in-house team can explore more
schemes opportunities, faster, cheaper and to a better standard than
previously.

More generally, the appointment of these firms will help the Council
build higher quality homes, that will meet the Maidstone Building for
Life 12 standard, which will mean those homes will be supported with
grant funding from Homes England. I.E Homes England will not fund
either refurbished homes nor new build homes that are not of a high
quality design standard.

Viability and Risk

The report to P&R in Jan 2022 set out a number of risks to the delivery of
the programmes, and these remain, and some cases have worsened
since then. The most primary area of concern is build cost inflation that is
being caused by; construction labour shortages, material supply chain
issues, rising material costs, increasing housing design standards through

106



2.13

2.14

2.15

2.16

2.17

2.18

Building Regulations, and generally contractors pricing in a greater risk-
premium into their pricing owing to the market volatility.

The appointment of the three consultancy firms will help us to manage
the construction cost risk to some degree, but it will remain a challenge
to scheme viability.

Another possible antidote could be the use of Modern Methods of
Construction (MMC) and in particular factory-built housing. Typically, the
costs of MMC have been higher (than traditional construction) but
arguably could still offer better VFM through reduced construction periods
and improved quality.

However, whilst MMC should be part of our thinking, it isn't a “silver-
bullet” for us, as our programme isn’t of the scale required, nor are we
likely to be able to achieve the standardisation of unit types, given the
shapes and sizes of the sites available to us, to drive genuine efficiencies
through repetition. Also, there are risks around supplier solvency when
paid for work-in-progress sits within someone else’s factory.
Calfordseaden will be delivering a seminar to the Cabinet in the current
quarter on this topic.

There may be the possibility of offering schemes that will run
concurrently to a single contractor, so that they can achieve better
economies of scale and share these savings with the Council as client. A
possible example of this approach could include the Maidstone East and
Springfield library sites that will have similar programmes, comparable
scale and are in close proximity.

Other scheme viability risks include:

e Static Local Housing Allowance (LHA) rates versus rising scheme costs.

e Possible house price deflation in 2023.

¢ Rising borrowing costs of Prudential Borrowing. However, the Council
has secured the first £80m before the autumn 22 market volatility, and
so potentially this situation will have eased, to some degree, before
more borrowings need to be secured. Ultimately if the cost of funds
does become higher in the medium term, the financial hurdle rates will
need to be raised to take account of this.

Potential viability opportunities include:

e More realistic land price expectations and greater availability brought
about by prevailing market conditions.

e Housebuilders and SME developers more willing to sell stock off plan
owing to prevailing market conditions.

e Town planning, the Council development management planning service
is performing strongly without application backlogs and is geared up to
provide high-quality pre-application advice. Therefore, planning delays
should not be an issue.

e Market rents would appear to be rising in line with build cost inflation.
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2.19

2.20

2.21

2.22

e Reduced competition for sites from RP’s that may be struggling with
reduced financial capacity as a result of; rising borrowing costs,
inflationary pressures and higher than expected stock reinvestment
requirements (eco and fire safety).

¢ Homes England have confirmed in a rent meeting with the Council that
our focus upon urban regeneration sites is well judged, and that they
will soon be launching a new funding stream suited to such sites, to
pay for demolition, infrastructure, and decontamination abnormal
costs.

e The council has a growing pot of c£2m through S106 off-site affordable
housing contributions from developers. This can be used as an
alternative to Homes England grant funding to deliver affordable
homes, if and when, Homes England grant funding may not be
forthcoming on a given site.

On balance the overall scheme viability has worsened in the last year,
with rapidly rising construction costs being the key issue. However, it is
not yet clear whether Homes England will start to offer increased grant
rates to mitigate this situation. Officers intend to open a more detailed
dialogue with HE this spring once our two big schemes have planning
permission, and our position of negotiation is stronger. By that time, we
would also expect to have more land opportunities secured too.

As set out in the report to Policy and Resources Committee in January
2022, even with Homes England grant there is likely to be a requirement
for the Council to subsidise affordable housing. This arises because the
level of borrowing required for land purchase, construction costs and fees
cannot be sustained by affordable rents alone. In due course the Council
will need to account for affordable housing through a ringfenced Housing
Revenue Account (HRA). When completed units are transferred to the
HRA, their capital value and the associated borrowing must be financially
sustainable. This will be achieved by transferring the units net of a
capital subsidy.

In terms of the subsidy per unit, the January 2022 report stated that this
would need to be set at £17,600 per affordable rented dwelling (due
upon the completion of the units), to total £17.6m for the 1,000
affordable homes in total. This level of subsidy was predicated on a
typical construction cost per unit of £201,250 (£2,500 per m2 of
construction on a typical 2-bed apartment of 70m2 plus 15% for
communal areas).

This internal subsidy figure has subsequently been revised upwards to
£50,000 per unit, on the basis of construction prices rising by (at least)
at 15% over the past twelve months to circa £2,875 per m2. This has
increased the typical unit construction cost by a little over £30,000 per
dwelling, and the percentage “on-costs” on top of this will rise
accordingly too. Therefore, the suggested level of internal subsidy at
£50k per affordable rented remains logical, even before considering any
further forecast adverse construction cost increases in the coming
months. The difficulty for the Council as developer is that rents
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2.23

2.24

2.25

2.26

2.27

chargeable are capped at the Local Housing Allowance, which is not
increasing at the same rate (as construction costs), if at all.

The following is a comparison table that shows the impact that increased
construction costs will have on the overall amount of “Internal Subsidy”
that the Council will need to provide to deliver the programme in a
financially sustainable manner. IE. It shows the assumption made at the
start of the programme versus today.

Typical 2-bed flat for Affordable Rent Jan-22 Feb-23
*Net Cost Per Unit £ 200,000 | £ 232,400
Investment Value f 182,400 | £ 182,400
Viability Gap Per Unit -£ 17,600 |-£ 50,000
Viability Gap per 1,000 homes -£ 17,600,000 |(-£ 50,000,000
*Land + Build Cost + On Costs - Grant / S106 subsidy

There is no new information or assumptions to suggest that this level of
subsidy per unit should be reduced, inasmuch there are likely to be rising
unit costs versus static rental assumptions.

Ultimately, in order to deliver the programmes, the Council has to
continue to focus on land and property acquisitions and securing planning
permissions for these various landholdings. Viability will continue to be
evaluated post acquisition, and officers will continue to work with Homes
England the Department for Levelling Up to access different subsidy
streams. Furthermore, should this route not be fruitful, the risk and
exposure on larger schemes could be shared with partners such as the
contractor and/or RPs.

Progress to date.

The Council has in the last year completed the land assembly at the
Maidstone East (Former Royal Post Office site) and Springfield Library
site, which together have the potential to provide 335 residential plots.
Furthermore, a further two schemes have been approved for a further 32
homes combined for which the land contracts are exchanged. During the
current quarter (to year end) Officers are expecting to bring forward at
least a further three schemes for approval that will provide a further 39
units (one of which is the Royal British Legion site in Parkwood for 12
homes) that the Council owns and now has planning permission.

Therefore, by the end of the financial year, Officers expect to have at

least 406 residential plots approved and the bulk of these contractually
committed too.
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2.28

2.29

2.30

2.31

2.32

In addition to these, Officers are working on two large land transactions
that could yield in excess of 500 residential plots between them, and
these will be discussed with the Cabinet in some detail imminently.
However, nothing is guaranteed at this stage.

Furthermore, the officers have compiled (and shared with the Portfolio
Holder) a pipeline table of realistic scheme opportunities that are
currently being worked on that have a reasonable chance of coming to
fruition. This list is in excess of the number of residential plots that are
required for the current programmes, and negotiations are ongoing with
the respective vendors, but they comprise a range of short, medium, and
long-term opportunities.

The Council’s housing development aspirations have been widely
promoted and all the key players in the borough are aware of them, and
are engaged with our team, with good quality scheme opportunities
coming forward on a regular basis. Therefore, positive progress continues
to be made with developing the Affordable Rented and PRS programmes.

The buying of street properties for TA in 2023 should be easier than in
the previous year owing to more favourable market conditions.
Furthermore, the resource to be provided by Red Loft will be invaluable
for this programme as well as the (new) Development Project Officer to
work alongside them. The challenge here will be stock availability whilst
not driving up prices through our own demand. Also, TA has to be
acquired in the form of street properties, good quality individual
apartments, or modestly sized apartment or hostel blocks. The last point
is key to the sound management of those assets.

Finally, Heathlands is reported on separately to Corporate Services PAC
and the executive. The partnership with Homes England remains strong,
and Heathlands now features in the draft Maidstone Local Plan Review for
which the second stage Hearings will get underway in circa April 2023.
Joint shared expenditure with Homes England will likely be £3m at the
point of allocation. Should an allocation be achieved, a circa further £2m
of shared expenditure would need to be approved by both parties to
cover the likely costs up to and including securing the outline planning
permission during 2025.

AVAILABLE OPTIONS

Not applicable as the report is for noting.

PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

Not applicable as the report is for noting.
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5. RISK

5.1 The various risks are explored within the main body of the report.

6. CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK

6.1 N/A.

7. NEXT STEPS: COMMUNICATION AND IMPLEMENTATION OF THE
DECISION

7.1 New schemes for approval will continue to be brought through the
Communities Housing & Environment Policy and Advisory Committee and
the Executive.

8. REPORT APPENDICES

8.1 It would be helpful for Committee Members to read the report that went
to the January 2022 Policy and Resources Committee, attached.

9. BACKGROUND PAPERS

9.1 None
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POLICY & RESOURCES 19th January 2022
Committee

Final Decision-Maker Communities Housing & Environment Committee
Lead Head of Service William Cornall, Director of Regeneration & Place
Lead Officer and Report William Cornall, Director of Regeneration & Place
Author

Classification Public with a private appendix.

Exempt Category 5: Information in respect to
which a claim to legal professional privilege
could be maintained in legal proceedings.

Wards affected All wards.

Executive Summary

At Full Council on 29t September 2021, the Leader of the Council set out an ambition
to build and own 1,000 affordable homes in the shortest possible time frame. This
report provides a development strategy as to how this ambition could best be
achieved.

It is likely that each affordable home will have a net cost of at least £200k, so the
overall programme will be worth at least £200m.

Market conditions in terms of high land and house prices are not favourable at present
and so the Council will need to be bold, creative, and flexible in respect of the types
of projects it will consider and the amount of risk that it will be willing to accept.

The Council has had successes in delivering new homes over the past five years, but
the pipeline of new projects has dwindled latterly both because of market conditions
and a lack of consensus as to what types of projects should be pursued. Accordingly,
there will now need to be a different strategy deployed and this will require
Councillors, and this Committee in particular, to prioritise the delivery of the
programme over other considerations.

Purpose of Report

Decision.

This report makes the following recommendations to this Committee:
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. To note the proposed capital spend of c£200m, net of any grant, to build a
portfolio of 1,000 Affordable Homes over the ten-year period commencing 1t
April 2022, with individual schemes subject to approval by this Committee.

. To note the preliminary officer advice and the legal advice (provided as exempt
Appendix 1) on the possible and likely corporate structure arrangements within
which an affordable housing portfolio could be held once it passes 200 homes,
and that a further report on this matter, for decision, will be brought back to this
Committee during the next financial year.

. To note that a bid for grant to Homes England via the Continuous Market
Engagement route will be made in the coming months but subject to a further
detailed decision by this Committee to approve any grant Funding Agreement
that is offered by Homes England.

. To note that this Affordable Homes programme is proposed to be supplemented
by further additional capital spend of c£46.5m in Private Rented Sector (PRS)
Housing, to build a further 200 such homes over the five-year period
commencing 1%t April 2022, with individual schemes subject to approval by this
Committee.

. To note that the proposed Affordable Homes and PRS programmes will be
supplemented by investment in circa 60 Market Sale homes, via joint venture
arrangements with incumbent scheme contractors, with individual schemes
subject to approval by this Committee. As per the capital programme for
approval, proposed exposure will be capital spend of circa c£22m over the
programme period.

. To approve the scheme target hurdle rates for Affordable Housing and PRS
investments as being a positive Net Present Value (NPV) and Internal Rate of
Return of 4%, and that there will be cognisance of the challenges in respect of
the likely cost / value ratio on some schemes. These hurdle rates will be kept
under review by the Director of Finance and Business Improvement and any
changes will be dealt with through reporting on the Capital Strategy.

. To note the likely viability gap per Affordable Housing home developed which will
equate to circa £1.7m per 100 homes built, and that provision will be made by
this Committee elsewhere in the Council’s Medium Term Financial Strategy to
meet this viability shortfall. I.e., the creation of a Maidstone Housing Investment
Fund (MHIF).

. To approve that all the Affordable Housing will be let as Affordable Rented
Homes, with rents set at 80% of the prevailing market rent but capped at the
Local Housing Allowance.

. To approve the overall Development Strategy that is set out from paragraph
2.49 to 2.58 of this report and endorse it for subsequent approval by the CHE
Committee at a later date.
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Timetable

Meeting

Date

Committee (please state)

19% January 2022

Council

N/A
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Affordable Housing Delivery by the Council

1. CROSS-CUTTING ISSUES AND IMPLICATIONS

Issue Implications Sign-off
Impact on The four Strategic Plan objectives are: Director of
Corporate Regeneration
Priorities & Place

e Embracing Growth and Enabling
Infrastructure

e Safe, Clean and Green
e Homes and Communities
e A Thriving Place

Accepting the recommendations will materially
improve the Council’s ability to achieve its
corporate priorities.

Cross The four cross-cutting objectives are: Director of
Cutting Regeneration
Objectives & Place

e Heritage is Respected

e Health Inequalities are Addressed and
Reduced

e Deprivation and Social Mobility is
Improved

e Biodiversity and Environmental
Sustainability is respected

The report recommendations support the
achievement of the Council’s cross cutting

objectives.
Risk Already covered in the risk section. Director of
Management Regeneration
& Place
Financial Budgetary approval for this project is part of | senior
the capital programme report elsewhere on Finance
the agenda. Manager
(Client
Accountancy)
Staffing We will need access to extra expertise to Director of
deliver the recommendations, as set out in Regeneration
section 3 [preferred alternative]. There is a & Place

need for two additional Development
Management Officers, that are currently in
place on an interim basis, but the intention is
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to make permanent appointments in due
course. The cost of these additional staff will
be capitalised, and this situation will be
reflected in the next Medium Term Financial
Strategy and Capital Programme (subject to
approval).

Legal

Under s1 of the Localism Act 2011 the Council
has a general power of competence which
enables it to do anything that individuals
generally may do.

Under section 111 of the Local Government Act
1972 the Council has power to do anything (whether
or not involving the expenditure, borrowing or lending
of money or the acquisition or disposal of any
property or rights) which is calculated to facilitate, or
is conducive or incidental to, the discharge of any of
its functions.

The Council has the power to acquire properties by
agreement under the Local Government Act 1972,
section 120.

Legal advice is sought for all transactions and all
necessary Legal documentation will be approved by
Mid-Kent Legal Services before completion.

At this stage legal implications are not specific to
proposed schemes yet to be presented for decision.

Interim
deputy Head
of Legal
Services.

Privacy and
Data

Accepting the recommendations will increase
the volume of data held by the Council. We

Policy and
Information

Protection will hold that data in line with our retention Team
schedules.

Equalities The recommendations do not propose a [Policy &
change in service therefore will not require an | Information
equalities impact assessment Manager]

Public We recognise that the recommendations will Director of

Health have a positive impact on population health or | Regeneration
that of individuals. & Place

Crime and The recommendation will not have a negative | Director of

Disorder impact on Crime and Disorder. Regeneration

& Place

Procurement | On accepting the recommendations, the Director of
Council will then follow its usual procurement | Regeneration
protocols and Financial Procedure Rules to & Place

deliver the programme.

Biodiversity
and Climate
Change

The implications of this report on biodiversity
and climate change have been considered and
are there are no implications on biodiversity
and climate change.

[Biodiversity
and Climate
Change
Officer]
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2. INTRODUCTION AND BACKGROUND

LSVT Background

2.1 A return to building council housing, or affordable housing, as it is
commonly now termed, would be a significant reversal of a previous
Council decision, inasmuch, back in 2004 the Council opted to transfer its
council housing stock of around 6,000 units to Golding Homes (formerly
Maidstone Housing Trust). Therefore, Maidstone is a Large-Scale Voluntary
Transfer (LSVT) local authority.

2.2 Consequently, the Council’s Housing Revenue Account (HRA) was closed,
and at present, an HRA is the only mechanism by which a Council can
directly hold and fund council housing at scale (beyond 200 homes). If a
Council doesn’t any longer have an HRA, like Maidstone, it could re-open
one. There are alternative corporate structures that can be considered too,
and these will be explored later in the report.

Recent housing delivery by the Council

2.3 The Council’s current housing portfolio is as follows:

Tenure No. of homes Commentary
Long leases and tied 15 homes As these properties
accommodation become void, they will

be considered for either
Private Rented Sector
(PRS) or Affordable
Housing (AH).

Temporary 65 homes This portfolio has been
Accommodation (TA) for assembled through
homeless households Purchase & Repair

programmes, these
properties are able to be
held long term in the
General Fund.

Private Rented Sector 89 homes Granada House,

(PRS) homes managed Lenworth House,

by Maidstone Property Brunswick Street, Union

Holdings Limited (MPH) Street and Springfield
Mill Phase 1.

Affordable Homes (AH) 23 homes Trinity Place, to be

refurbished and let by
31%t March 2022.

192 homes

2.4 At the present time, the Council only has one new development on site at
Springfield Mill Phase 2, 14 PRS homes, and these will complete in May
2022. Furthermore, there are further sums allocated within the capital
programme to acquire further TA homes.
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2.5

In 2019 a decision was made to re-enter the AH sector. There is £30m in
the current Capital Programme to build circa 200 homes. To date, the
Council has only contractually secured Trinity Place, a stock transfer from
Hyde Housing Group. Also, there is further capacity (c £35m) within the
current capital programme to increase the PRS portfolio to circa 175 units.
The balances of these sums will be rolled into the Council’s new MTFS and
Capital Programme for 2022-27, which will then fully reflect the Council’s
housing growth ambitions and the strategy set out in this report.

Affordable Housing in the Borough, new delivery, and subsidy

2.6

2.7

2.8

There are currently around 9,000 affordable rented homes within the
borough and around 75% of these are owned by Golding Homes. The
other main stock holding Registered Providers (RPs) are Hyde, Town &
Country, West Kent, Clarion and Orbit.

In terms of growing the stock of affordable homes in the borough, this
happens through the following means:

e Section 106 affordable housing delivered through planning gain. RPs
(formally housing associations) tend to bid circa 75% of market value
for these homes. Typically, 70% of these homes are for affordable rent
and 30% for shared ownership. Around 300 such affordable homes are
delivered through this means every year. It is worth noting that the
Council benefits from 100% nomination rights to these homes.

e Grant funded affordable homes. This is where Homes England pays
grant at circa £50k possibly up to circa £65k per home, to convert a
new build home not designated as affordable via a S106 agreement to
become an affordable home. I.e., these are homes that would
otherwise typically be offered for market sale or rent by the developer.
A note of caution on this option is that the amount of grant offered by
Homes England often makes the viability marginal. Furthermore, the
Planning Committee has recently taken to capping the quantum of
affordable housing on consented sites, so have started to close this
route to some degree.

¢ Rural exception sites. These are small sites that would not ordinarily
secure planning consent but can be used for affordable housing in
perpetuity. Rural exception sites seek to address the needs of the local
community by accommodating households who are either current
residents or have an existing family or employment connection.
Through this mechanism, land can be acquired at typical agricultural
value, plus a very modest uplift of say 10%. This ability to acquire land
at below normal residential land values in effect provides the subsidy.
Given the considerable rural nature of the borough, this is a source of
affordable housing land that the Council is already exploring.

Over the past ten years virtually all new affordable housing delivered in
the borough has been delivered through the Section 106 route.

Affordable Housing Tenure Options
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2.9

2.10

2.11

2.12

2.13

2.14

In terms of the available affordable housing tenures, these are as follows:

e Social Rent, which has the cheapest rents at circa 50% of the market
rent plus service charge.

e Affordable Rent, with rents charged at 80% of the market rent (capped
at the Local Housing Allowance (LHA), inclusive of service charge.

e Shared Ownership, where the purchaser buys a minimum 25% share
in @ home and pays a low rent on the unsold equity. Purchasers can
buy (staircase) further shares through to outright ownership.

e First Homes, typically delivered by the housebuilder, with a home sold
at a discount to market value (say 70% of market value), and this
discount must remain vested in the property for perpetuity. There is no
rent payable on the unsold equity. Realistically, it is more practical for
housebuilders to offer this product directly to purchasers, and the
scope for the Council to deliver it is very limited.

For the first two rented products, the landlord would hold all the repairing
liabilities, and the properties would usually be subject to the Right to Buy,
meaning there is a risk they could be sold for less than their net cost, so
providing an unwelcome financial exposure to the Council. For the sale
tenures, 100% of the repairs’ liability is with the tenant.

Officers do not feel that it is wise for the Council to offer Low-Cost Home
Ownership (LCHO) products. This is because of the introduction of First
Homes, which will be most appropriate for developers and housebuilders
to deliver themselves. The other consequence of First Homes is that the
quantum of homes for Shared Ownership will be squeezed and so it may
become a diminishing sector in years to come.

Corporate Structure for holding an Affordable Housing portfolio

The Council can hold 200 completed affordable homes within its General
Fund. Once the Council’s portfolio goes above 200 completed homes, they
must be held in one of the following;

a) Housing Revenue Account.
b) 100% Council owned Registered Provider.
c) Community Benefit Society.

Preliminary specialist legal advice has been sought on these options and
this is enclosed in Private Appendix 1. The Council does not need to take
a firm decision now on its preferred structure, as it will take time to get to
200 AH units, and so a further report dealing with this point specifically
will come to this Committee later in 2022.

The officer view is that option C should be dismissed as it would result in
the Council losing direct control over its considerable investment in the
portfolio. Option A is the most straightforward although there are some
drawbacks created by the risks presented by the Right to Buy (RTB).
However, there is an option to manage this risk through the housing
assets being held in a Council owned company and then leased to the
Council itself to manage.
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2.15

2.16

2.17

2.18

Regardless, the reduced discounts on offer nowadays arguably make the
risks of RTB more manageable financially and it has also caused the tenant
interest in it to decline too. Officers are therefore at this stage of the view
that Option B may be overly complex, time consuming and costly to set up
and run, given the modest RTB risk.

Irrespective of the chosen corporate structure, the Finance Director is
unequivocal in his view that Prudential Borrowing is the most
advantageous means of funding the portfolio at the present time, so this
therefore rules out the use of any Income Strip Lease arrangements
(referred to in the legal advice note) for the time being.

MPH is not appropriate because it is not an RP and so cannot access
Homes England Grant nor hold stock delivered via S106 agreements.

Development Opportunity Appraisal

The Officer advice is that the Council’s programme for affordable homes
should be entirely rented, so either social rent or affordable rent. The
following tables demonstrate that whilst social rent is a laudable ambition,
the Council will not be able to offer social rented homes at the scale
sought, because they would require too much internal subsidy to be
affordable for the council. Therefore, the advice is that the Council should
deliver only Affordable Rent homes in its AH programme to be let at 80%
of the market rent but capped to the Local Housing Allowance (LHA)
(capping to the LHA means that homes remain affordable to households on
benefits).

2.19 The table shows the typical rents that would be charged for different
rented tenures (Social Rent, Affordable Rent and PRS) and shows the
estimated investment value of the different tenures, and for ease the 2-
bed apartment column is highlighted as this could form the mainstay of
the programme.
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Social Rent + Typical Service Charge £ 492 | £ 561 | £ 524 | £ 625 | £ 674

Affordable Rent (80% of market rent, capped @ LHA) | £ 640 | £ 760 | £ 813 | £ 972 | £ 1,247

Market Rent £ 800 | £ 950 | £ 1,050 | £ 1,400 | £ 1,650

Investment Values (80% of rent capitalised @ 4%)

Social Rent + Typical Service Charge £ 117,967 | £ 134,753 | £ 125,726 | £ 149,906 | £ 161,772

Affordable Rent (80% of market rent, capped @LHA) | £ 153,600 | £ 182,400 | £ 195,062 | £ 233,354 | £ 299,177

PRS Market Rent £ 192,000 | £ 228,000 | £ 252,000 | £ 336,000 | £ 396,000

2.20 The investment value is created by capitalising the net rental income at a

yield of 4%. The Council’s investment hurdle is set at 4% as this reflects
being able to access Prudential Borrowing at 2%, with the need for capital
to be repaid too over the maximum 50-year borrowing period (as well as
interest costs being met).
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2.21 The table shows that the investment value of each unit type tends to
flatten as the units get larger, and this is even more pronounced for social
rented homes.

2.22 The difficult market conditions of rising land and construction prices
coupled with relatively flat rental returns and modest grant or S106
subsidy means that the investment value of AH homes tends to be lower
than their production cost, again using the 2-bed apartment example.

2 bed 4 person apartment, 70m2 Affordable PRS
Open Market Value (OMV) @ £365 per Sq ft £ 275,000 | £ 275,000
Target Price, circa 90% of OMV £ 250,000 | £ 250,000
Build Cost @ £2,500 per m2 inc communal parts £ 201,250 | £ 201,250
On Costs @ 8% of Constuction Costs £ 16,100 | £ 16,100
Residual Land Value £ 32,650 | £ 32,650
Gross Cost Per Unit f 250,000 | £ 250,000
Subsidy 5106 Discount or Homes England Grant -£ 50,000 | £ -
Net Cost Per Unit £ 200,000 | £ 250,000
Net Cost Per Unit as % of OMV 73% 91%

2.23 The table below demonstrates this viability gap for a typical 2-bed
apartment for affordable rent, where in fact the viability gap is at its
lowest.

Typical 2-bed flat for Affordable Rent

Likely cost £ 200,000
Investment Value £ 182,400
Viability Gap Per Unit -£ 17,600
Viability Gap Per 100 homes -£ 1,760,000
Viability Gap Per 1,000 homes -£ 17,600,000

How do oher RP's subsidise?

Existing asset base / business plan
Stock disposals
Homes for market sale

2.24 Therefore, market forces mean that there tends to be a viability gap for
every affordable housing home delivered, the competition from other RPs
to deliver new affordable stock can drive up the cost of production too. The
table shows how other RPs can subsidise their programmes, but the
Council is more constrained inasmuch it does not have an existing sizeable
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2.25

2.26

2.27

2.28

2.29

asset base and its overall income is too small (relatively) to risk a sizeable
market sale programme.

Internal subsidy and the creation of a Maidstone Housing
Investment Fund (MHIF)

Therefore, even though the Council’s portfolio will benefit from either (or
both) S106 subsidy and grant from Homes England, each AH unit will
require circa £17.6k of internal subsidy too. If it was assumed the 1,000
homes would be delivered over ten years, this internal subsidy would be
circa £1.7m per annum or £17.6m over the ten-year delivery period.
Therefore, a MHIF will be required and the options for how this is achieved
include:

e Putting aside council resources including New Homes Bonus (NHB) or
potentially other one-off funding or windfall resources;

e Making existing Council owned land available for housing development;
Selling some homes for market sale;

e Cutting other Council services / costs to create financial headroom.

Following discussion with political party leaders, the favoured route is that
of utilising one off resources where appropriate and NHB and to a lesser
degree making use of some Council owned land with perhaps some market
sale exposure through joint venture (with the developer contractor) on
suitable sites. A reduction in spend on other Council services was not
favoured.

Given the uncertainty over the existence of NHB in the medium to long
term, the use of it to help subsidise the 1,000 homes project in the short
term is very important, as well as making some Council owned land
available too. In the latter years of the programme, it is possible that
some modest market sale exposure could be a source of subsidy too, but
this will need to be proportionate to the Council’s revenue budget and only
where schemes are suitable for this tenure in terms of surety of demand,
and where there is a willing and appropriately experienced contractor
available with who the Council can joint venture with.

Grant funding from Homes England

As per the section on development opportunity appraisals, any affordable
homes that are not delivered through the Section 106 route will require
grant, and in most cases, this will be provided by Homes England, but is
subject to strict bidding criteria and Value For Money assessments. To
streamline their processes, and support the largest developers of
affordable housing, Homes England allocates the bulk of its resources to a
relatively small number of RPs that they classify as Strategic Investment
Partners. The current Homes England programme for 2021-2026 is for
£7.39 billion.

For the Council to access the grant monies it needs, up to £50m, based on
1,000 homes multiplied by £50k per affordable home, it has two options:
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2.33

2.34

2.35

2.36

e Make Continuous Market Engagement (CME) bids to Homes England on
a scheme-by-scheme basis.

e Access the grant via forming a partnership with an existing Homes
England Strategic partner. In the Maidstone area, these are Hyde,
Orbit, Optivo and Clarion.

The officer view is that in the early years of the programme it is most
appropriate to use the CME route direct to Homes England. In time, once
the Council has built up a good land bank and has more to offer, it would
be worth exploring the possibility of joining a strategic partner under their
umbrella.

Furthermore, the Council does also have some commuted sums (circa £1m
at present) from developers via Section 106 agreements that are intended
for the provision of off-site affordable housing. This pot can be utilised to
get the schemes underway in the early years, pending successful bids to
Homes England.

Regardless of which route the Council engages with Homes England, it
must be appreciated that they are a delivery focussed organisation that
awards grants to those RPs that deliver on time, and they withdraw
funding from those that do not, so building a credible pipeline of schemes
will be vital to strengthen the relationship with them.

For the CME route, the Council will need to apply to Homes England to
become a (regular) partner as part of making its first CME bid and enter
into a Grant Funding Agreement with them, and this would need to be
subject to a further decision by this Committee in due course.

Typical project timelines / milestones

There appears to be a cross party political will to build 1,000 affordable
homes and a desire for these homes to be delivered as soon as possible.
However, it is worth noting that the lead time for new homes from the
initial scheme identification through to the keys being handed over is
significant reflecting a long process, typically as follows:

Month 1 Scheme identification.

Month 3 Negotiate land purchase & gain Committee Project Approval.
Month 6 Complete land purchase.

Month 12 Submit Planning application.

Month 18 Secure Planning consent.

Month 24 Contractor completes post Planning design & starts on site.
Month 48 Scheme handover, assuming a typical 24-month build period.

Therefore, an aggressive programme for a typical scheme is 4 years, but
this can be longer if there are delays in any of the stages.

The programme for certain schemes could be shortened in some cases,
were the Council to, for example, purchase sites with the benefit of an
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existing planning consent or indeed buying (to be) completed homes off
plan once they are already on site. However, there is usually a premium to
be paid if it is perceived by the vendor that they have already added value
or have held some risk in the process prior to disposal.

Furthermore, the later in the development process the Council identifies
the opportunity, there then becomes much less scope to have the homes
designed and specified to the Council’s exact requirements. This can be an
issue also in terms of the fact that Homes England usually require higher
standards in the new homes they grant fund, than the market would
typically deliver. An example of this would be that a condition of securing
Homes England grant is that the funded homes need to meet the National
Space Standards, which are not mandatory for developers to meet, unless
they are adopted within a borough’s Local Plan (which in Maidstone they
currently are not).

Similarly, Homes England is usually reluctant to provide grant funding for
“Purchase and Repair” programmes of acquiring second-hand stock for
affordable housing. The reason being is that Homes England are motivated
to use their grant funding to leverage the delivery of the government’s
ambition for 300k new homes each year. Also, they want grant funded
homes to be of the highest standards, and this would not usually be the
case in terms of eco and space credentials for second-hand stock.

Regardless, Officers have expressed an interest (to Homes England) in
undertaking a grant funded “Purchase & Repair” programme for 50
Affordable Rented Homes to be completed by 30" April 2022. Their
response is awaited, but as stated previously, such programmes tend not
to be their preference. Furthermore, there is the current dearth of good
quality, well priced second-hand stock on the market to consider too.

The Council could in theory deliver such a Purchase & Repair programme
without the benefit of grant funding, but this would increase the amount of
internal subsidy required by a further c£50k per unit, and so would be
difficult to justify. Furthermore, the Council is already undertaking a
similar programme for Temporary Accommodation at the present time, but
this has slowed markedly in recent months because of the dearth of
suitable homes available. I.e., taking these matters into account, the
potential for the early delivery of Affordable Homes is difficult.

Types of Project

There are several different routes through which the Council could
assemble stock, and these together with their pros and cons are set out in
the table below:

Route Pros Cons AH | PRS
1 | Acquire S106 stock from Low risk RP competition Yes
developers (without grant) High quality Not new supply
High demand Nomination rights
regardless
2 | Acquire Non-S106 stock from Low risk Tenure balance Yes | Yes
developers High quality Seller's market
High demand
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Planning
Committee
resistance
3 | Rural Exception sites Desirable locations Parish support Yes
Meets local needs needed
Land at agricultural Speed of delivery
value +10% Small schemes
4 | Develop Council owned sites Free / cheap land Opportunity cost Yes | Yes
Design excellence Consensus
Regeneration impact Small land bank
5 | Buy & develop non-Council Scale & density Overpriced Yes | Yes
owned (urban brownfield) sites | Design excellence Brownfield risks
Regeneration impact Construction risk
Enabling grants Planning risks
6 | Master-developer role (E.G. New supply Slow to deliver Yes | Yes
Heathlands) Design impact Limited sites
Develops pipeline Up front “at risk”
investment
7 | Acquire old social housing VFM Scarcity Yes
stock from housing Not new supply
associations

2.42 1In terms of route 1, in the main, this is already being effectively delivered
by the RPs and the Council already benefits to the Nomination Rights
(from our Housing Register) to these properties. Arguably, there would be
limited value in the Council investing its resources in this route, unless a
given scheme was not attracting RP interest, as is sometimes the case
with smaller schemes of less than 10 affordable homes.

2.43 Under the current market conditions there will be a scarcity of options
from route 2, but this will ebb and flow over time.

2.44 Route 3 often provides excellent and popular schemes but realistically, the
officers will be largely dependent on Parish and Ward Councillors to
identify and bring forward suitable sites. This route can make a valuable
contribution to the programme, but it is unlikely to be the mainstay, as
such schemes are usually small, complex, and lengthy to deliver.

2.45 In terms of route 4, the Council does not have an extensive land bank, and
for the sites it does use, there are usually competing uses that would need
to be sacrificed to make way for development. Such sites tend to be
resisted by Ward Councillors for this reason.

2.46 Route 5, therefore would be able to make the largest contribution to

delivering the program, with the added benefit of delivering it within a
relatively small number of larger, high density schemes. Such schemes
would also bring an important regeneration impact to their localities too.
There are several such sites, especially in and around Maidstone town
centre, some of which appear to be stalled. However, viability is invariably
challenging on these sites, and this is being exacerbated by steeply rising
construction prices too. The opportunity is whether these viability
challenges can be offset by securing additional brownfield type grants from
Homes England and government, a tactic the Council has successfully
deployed on previous schemes. N.B. our planned acquisitions and
investments at Maidstone East fall into this route.
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The Heathlands project, where the Council is acting as master developer
(route 6) may deliver some homes for the programme if it becomes an
allocation in the Local Plan Review, as the Council has the right of first
refusal on all the affordable housing that will be delivered at Heathlands,
but this will not yield any homes for around seven years. There is the
potential to deploy this type of approach on other sites, whereby the
Council acquires land, secures planning consent, allows a private developer
to deliver the market sale homes but retain the affordable itself. This route
can contribute and there may be other schemes of this ilk, but it will not
be the mainstay of the programme.

Finally, route 7, the number of opportunities is likely to be scarce, but they
will be considered when they arise. However, even if such deals were to
occur, they would not increase the overall supply of affordable housing in
the borough.

Development Strategy

To deliver 1,000 affordable homes in a reasonable time frame, say by
March 2032, the Officer opinion is that all routes to market would always
need to be supported by Clirs. The officer opinion is that a realistic
distribution of stock through these routes would be as follows:

Route % Number
1 | Acquire S106 stock from developers (without grant) 10% 10
2 | Acquire Non-S106 stock from developers 15% 150
3 | Rural Exception sites 5% 50
4 | Develop Council owned sites 10% 100
5 | Buy & develop non-Council owned (urban brownfield) sites 50% 500
6 | Master-developer role (E.G. Heathlands) 10% 100
7 | Acquire old social housing stock from housing associations 0% 0
100% 1,000

The table above indicates that the most effective means to build new
homes at pace will be to buy and develop further brownfield sites. As
discussed previously, this will also give a regeneration impact but there is
an increasing risk around rising build costs, which seems to be particularly
acute in respect of higher density schemes. This does present the risk that
whilst schemes may still deliver acceptable financial returns, the cost of
production may from time to time exceed end values. Additional grants
maybe available to offset this phenomenon, but it is not uncommon in
terms of regeneration projects, but the situation seems to be becoming
extreme at the present time.

The counter argument might be to instead purchase greenfield sites, but
competition for these from private sector housebuilders is intense. As
these firms have “in-house” contracting capacity, so can build cheaper,
and therefore offer more for the land than the Council could. Similarly,
housebuilders are at the present time reluctant to bulk sell off plan new
stock to the Council, as they have strong demand from private purchasers,
and bulk sales bring some perceived risks in terms of social cohesion and
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estate management. However, market conditions will ebb and flow over
the programme period.

Also, this proposed strategy of developing a small number of larger
schemes in and around the town centre, irrespective of the challenging
costs, is consistent with the delivery of the Council’'s emerging Town
Centre Strategy. I.e., focussing a sizeable slice of the capital programme
towards construction in and around the town centre is logical and is likely
to deliver social value and returns, beyond purely the financial returns.

Furthermore, it is proposed that the Council continues to invest in PRS
housing too, so the capital programme contains proposals to continue to
grow this portfolio, by a further 200 homes over the next five years, and
these homes will be managed by Maidstone Property Holdings Limited.

Similarly, the capital programme assumes that the Council will also invest
modestly in market sale housing, perhaps delivering around 60 such
homes over the next five years, and ideally with the risk shared with the
incumbent developer / contractor on a given scheme. Market sale will not
be a suitable tenure for all schemes, it will be site specific and generally is
best suited to houses rather than apartments within the Maidstone market.

By delivering PRS, as well as modest levels of market sale, this does
benefit the overall programme as it will allow the Council to create more
balanced communities, and this is especially important on larger schemes.
Market sale also can provide some modest levels of subsidy back into the
overall affordable housing programme.

In terms of the Council investing in affordable rented housing, returns will
be modest. The net rent will be around 80% (of the gross) allowing for
management, rent loss, void loss, and repairs and maintenance costs to
include service costs. As per the current investment criteria, the Council
will seek a positive Net Present Value (NPV) and an Internal Rate of Return
(IRR) of 4% or above. On some brownfield land developments, it may be
that grant monies for brownfield remediation and infrastructure will be
necessary to ensure development costs do not exceed development value.
The investment profiles of Affordable Rent and PRS housing will be
comparable, and as such the investment hurdles will be the same too.

The PRS programme will not subsidise the Affordable programme from a
revenue perspective, but with the PRS programme there is potential to
capture capital growth through sales, which could in theory pay down
overall borrowing. The affordable housing programme has no potential for
long term capital growth because of the conditions attached to it either
through Homes England grant funding or the Council’s own S106
agreements, as affordable housing is generally required to be provided in
perpetuity.

In terms of the development strategy generally, it will need to be reviewed
annually and be flexed to reflect the pace of progress made as well as the
prevailing market conditions.

Risks
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2.59 Developing and investing in residential property is capital intensive,
requiring considerable cash lock up, followed by modest but steady long-
term returns. The overall programme will be subject to several risks, the
main ones being:

Committee approvals. New housing is often contentious, and often
new proposals have been brought forward to this Committee, even
when they have been approved, there has been resistance to the
projects from some ClIrs, especially those local to the scheme. To
deliver a programme of this scale will require difficult decisions to be
made, to start to build the programme at pace. Realistically, the
housing programme started well in 2016 but the pipeline has dwindled
in the last two years as it has been difficult to gain consensus as to the
best types of projects to take forward. Similarly, pragmatic
approaches in terms of key design facets will be required too, around
such issues as, for example height, density, and parking ratios, to
allow the Council to be competitive in the marketplace.

Land availability. The amount of developable land in the borough is
very constrained, and demand for it is high, which means high prices.
Land prices tend to remain high even in tougher economic times, as
landowners can utilise cheap finance to mothball sites until such time
as the economic environment improves, hence there tend not to be
bargains / fire-sales irrespective of prevailing market conditions. Land
values are also determined by the “residual” means of valuation,
whereby those bidders that have the cheapest rates of production
(build costs) will be the most successful in acquiring sites.
Furthermore, those purchasers that develop for market sale will be in a
more advantageous position too, as investment values of rented stock
tend not to match open market values.

Construction prices. This is perhaps the biggest threat to the
delivery of the programme at the present time. Construction prices
have been rising above inflation for many years, arguably driven by
higher quality standards being rolled out in terms of design, aesthetics,
building safety, eco-credentials, space etc, but there appears to have
been a seismic shift upwards in the build up to BREXIT and since then.
This phenomenon has been exacerbated by the pandemic, further
driving labour shortages, and adding to on site complications around
working practices and the supply and availability of materials.

To illustrate this point, when the Council tendered the works for
Brunswick St and Union St, prices were around £2,000 per m2 when
the schemes started on site in Jan 2019. Over the past three years,
the team have been modelling schemes with an assumption that build
prices will be around £2,500 per m2. However, more latterly our cost
consultants have been quoting expected rates of £3,500 to £4,000 per
m2. At these quoted rates, build prices will already exceed end values
of the homes, before taking into the cost of land and other production
costs.
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Even with these costs of construction, it should still be possible to
deliver schemes that have an acceptable IRR and NPV, but this is
because the Council can use Prudential Borrowing to finance the
programme at very low rates. But Clirs will need to be cognisant that
they may be approving schemes where the cost of production exceeds
end open market values.

Obviously, officers can work at the margins with their professional
teams to design schemes that are efficient to build, and the
government is pushing other remedies such as the greater use of “off-
site” and Modern Methods of Construction (MMC) which can help to
curtail the problem, as per the proposed King Street scheme design.

Realistically though, inflation is rising elsewhere in the economy, and
there are also imminent new housing standards to meet in the form of
the Future Homes Standard (carbon neutral housing) as well as any
other local standards that the Council may choose to implement
through its own Local Plan Review. So, to summarise, rising build
prices are a huge issue, and it is difficult to see this situation
reversing, and so it may well be that production values exceed end
values on some schemes.

Contractor solvency. When the Council lets construction contracts, it
is on the basis of “design & build” fixed price contracts, whereby the
client (Council) commissions the design up to the grant of Planning
permission, and the contractor undertakes the post Planning design
and delivers the works for a guaranteed fixed price thereafter.
Therefore, the contractor holds the risk of future construction price
rises and so if they bid incorrectly, they can be exposed. Past
experiences are that contractors can be most vulnerable in a rising
construction market rather than in a recession, and so the Council will
need to protect itself using financial stability checks, overall exposure
checks, Performance Bonds, quality monitoring and retentions.
Needless to say, the more stable the contractor, the greater the
premium. Contractor failure on smaller lower density sites whilst not
ideal, is not hugely problematic, but on larger higher density projects it
is. This is a risk that needs to be managed very carefully, inasmuch
when trying to mitigate the risk of rising construction prices, the
perceived remedy (of using smaller, newer, and less experienced
contractors) can instead just expose one to another risk (of contractor
insolvency).

Town Planning. When buying sites “at risk” of or “subject to”
Planning consent, it is important that the team take pre-application
Planning advice to ensure that the development aspirations for a given
site will be achievable in terms of Planning. This is a relatively
straightforward risk to manage if the Council acting as developer is
treated comparably to others by the Local Planning Authority.

Pipeline. The Council does not have a large land bank nor a pipeline

of approved scheme, and so the programme will take ten years to
deliver, and there will need to be rapid progress in the early years in
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terms of scheme approvals and site acquisitions, and this period will
realistically coincide with adverse market conditions.

e Competing priorities. The market conditions will make the
programme challenging to deliver. The ambition to deliver 1,000
affordable homes in the shortest time possible will be further
compromised if the Council then seeks to add further “softer”
aspirations to various schemes such as enhanced eco credentials
(above policy), increased affordability to the end user (in terms of
Social Rent versus the proposed Affordable Rent), a general bias
towards larger homes and houses, will all further adversely affect the
financial metrics and deliverabilty of the programme.

e Market sales. A modest market sales programme is proposed. Should
market conditions move against such schemes, once work on site has
begun, this risk can be managed by switching tenures to either
Affordable Rent or PRS.

e Grant funding. The Council will need to build a strong delivery
reputation to secure long-term grant funding support from Homes
England. Furthermore, when securing grant, the Council will be bound
by the conditions sought by Homes England too in terms of the long-
term stewardship of the affordable housing assets, as well as adhering
to good practice (Scheme Development Standards) in terms of how
those assets are developed.

3.1

3.2

3.3

AVAILABLE OPTIONS

Option 1 - to approve the proposed Development Strategy set out in the
main body of this report.

Option 2 - to give the lead officer feedback as to how the proposed
Development Strategy could be amended and invite that it be brought
back to a subsequent meeting for further consideration. The most practical
alternative approach might be to instead to focus the programme on
acquiring Section 106 affordable homes from developers, to meet the
ambitious growth target. Beyond an expansion of this route (S106) the
other routes to market are unlikely to achieve the number of homes
required even with a much greater amount of officer focus and attention.

Option 3 - to decide not to proceed with affordable homes programme at
all.

4.1

PREFERRED OPTION AND REASONS FOR RECOMMENDATIONS

The preferred approach is Option 1, the Development Strategy as detailed
in this report, as it will ensure that the sizeable investment made by the
Council into this sector will be focused upon new affordable homes that
would otherwise not have been delivered and bring a regeneration impact
to the town centre too. I.e., If the Council were to amend the

130



Development Strategy to instead focus upon the acquisition of S106
homes, this is not recommended, as these homes are already largely being
delivered acceptably by RPs, and the Council already benefits from the
nomination rights to these homes, irrespective of who owns them.

5.1

6.1

RISK

The various risks are covered within the main body of the report.
CONSULTATION RESULTS AND PREVIOUS COMMITTEE FEEDBACK
All the various political party leaders have been briefed and consulted with

in respect of the development of this development strategy. This report
and its recommendations are consistent with those discussions.

7.1

NEXT STEPS: COMMUNICATION AND IMPLEMENTATION OF THE
DECISION

There are several subsequent steps that will need to be undertaken to
include:

e Agree the longer-term corporate structure for holding the affordable
housing portfolio.

e Agree the details of any grant funding agreement with Homes England.
To review the progress made in delivering the programme in January
each year at this Committee, making any adjustments necessary.

e To receive feedback from Homes England on the prospects of them
funding a Purchase and Repair programme to deliver early home
completions by May 2022, and if encouraging, bring a more detailed
scheme approval paper to this committee.

REPORT APPENDICES

o Private Appendix 1: Legal advice on corporate structure options.

BACKGROUND PAPERS

None.
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