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The Future of Housing in Kent and Medway 2016 & Beyond

SUMMARY NOTES

What were the objectives for the session?:

To discuss the many challenges facing the housing sector in Kent and Medway, and how as individual organisations and the collective of KHG we can react to these challenges.

Since the summer of 2015 the housing sector has been subject to dramatic and unexpected changes, with the reduction in capital grant, a shift to a revenue based model of development, extension of the RTB and the introduction of Welfare Reform.
This briefing session is an opportunity to hear from KHG member organisations, who will provide clear concise information about the impact of the changes upon their business, their focus and how this ultimately impacts upon the delivery and letting of affordable housing in Kent and Medway.

Summary Notes:
Satnam Kaur, Steve Nunn and Deborah each provided a presentation of how the many policy and legislative reforms have impacted upon their organisation, providing a perspective from a non stock holding LA and two RP’s.

Following the presentations the floor was open for comments and questions, noted in summary:

· There is a pragmatic approach required to the changing and evolving housing sector

· There has to be an exploitation of more opportunities to work with the HCA

· A better understanding of the Starter Home model is necessary, there is a lot of money and government land that could ensure the avoidance of single tenure sights.  If starter homes add to the overall provision of development and target numbers, does the tenure become that important? 
· More understanding about where to access funding to bring forward affordable and potential social rented accommodation going forward, including Institutional Investment opportunities

· SELEP are working with Natalie Elphicke and David Godfrey is working with Greg Clark MP, so KHG do have good links to key personnel

· Necessary to understand and share the differential costing and values for how diverse Kent is, how to encourage developers and investment into areas where its currently hard to, such as East Kent

· How to attract and encourage Institutional Investment into the housing sector, there has to be an attractive offer for investors to want to put money into development
· Does there need to be a hard honest line to those who correspond with local authorities around housing need and demand?

· Should local authorities consider closing waiting lists, only accepting those on to lists if they have a statutory duty to be housed? This is happening in some London Boroughs, such decisions in Kent will have to be made on a local level and by each individual authority.

· Young People – what is the offer for this client group going forward? Are there less options for them in some areas of the county, where it is more affluent for example? How do you then encourage young people into an area if they can’t be housed?

· The introduction of the Living Wage is an impact, additional pressures on budgets, especially when considering Care roles

· Concerns raised about the RTB offer, will those who can afford to take advantage of the extension be potentially exposed to the risk of rates inflating and then becoming unable to afford repayments and potentially become homeless?

· How to ‘police’ the starter homes that could be sub let in areas of affluence?

· The PRS landlords cannot afford to offer tenancies to those who cant afford to cover the weekly/monthly rent.  The PRS pro rata will carry more debt than RP’s

· Guarantors for the PRS need to be a homeowner as they are then suable should a landlord need to take legal action for breach of tenancy
· Affordability per say is still a big issue, what is the offer to those who cannot afford or wont pass an affordability check?

· Is shared housing a model that needs further consideration going forward? Can all occupants of a shared house claim a single room rate to cover the cost?  This needs further in-depth discussion around risks

· Housing and care for older people is at risk of stalling, there has to be a way to educate and/or feedback the impact of reforms upon this area of the sector. Providers are working to the objectives and aims of the KCC Accommodation Strategy, Transformation Agenda and Adult Social Care aspirations but this will be impacted if development of this accommodation type stalls or decreases.  LHA rates have a big impact on the delivery of extra care housing

· Raising awareness amongst MP’s is critical, some are not aware of the true impact and challenges facing the Housing sector

· Influencing and working with Health colleagues via the CCG is critical, there needs to be a clear message about housing challenges impact upon health outcomes and costs.
· The voluntary sector should be part of discussions about the impacts faced within the housing sector, they too are affected but are still a major partner in taking objectives forward and finding solutions

Action Points and Next Steps:
The HCA are keen to work with three or four housing providers, regarding sites to come forward for development, with the HCA now have a participatory stake in development going forward.  This would be a pilot considering viability, delivery of affordable housing, with cross subsidy for affordable rent to come forward, to ensure a broader tenure mix.

DCLG will be contacting, or may have already contacted local authorities about working with them directly alongside the HCA, creating a partnership to consider a Vanguard Authority model.  There is plenty of work in East Kent, sites in Dover and Thanet, the challenge is to bring forward other sites, using loaned finance for infrastructure.  There must be a continuance of joint working to bring forward these strategic sites.

The Welfare Reform Group, chaired by William Benson, CEX at TWBC has been reconvened to look at the more recent welfare reforms; this is a cross agency group with housing representation and involvement.  This group will feed up and share information with Kent CEX’s and Leaders, this is a group that is considering the strategic implications.  Informing and influencing the Leaders and CEX is a pathway back to the Government with regards to feedback about the unintended consequences of recent reforms.

It was agreed useful to set up a number of task and finish groups:

Supported Housing, Young People and Extra Care Housing – a focused group with the remit to consider how to ensure appropriate outcomes and housing/support/care for these vulnerable groups.

Institutional Investment – to consider a consortium approach to enable a scalable offer to investors, to enable development on difficult sites or areas that are not currently viable for development.  It would also be useful to have the role of the PRS discussed and considered as part of this group.

Affordability v Statutory Duty – a small operational task and finish group, to explore and understand fully what affordability assessment is, who will impact upon, how to avoid vulnerable client groups falling through the net.

It was agreed that it would be useful to understand the current picture for Kent in terms of new business plan provision, a Kent perspective on delivery numbers, tenure types and it will enable a more informed decision about next steps, to include developing local authorities in these numbers.
Providing information about geographical restrictions or areas that prove difficult with regards to development will help present a county wide picture for the capacity for delivery of accommodation across Kent.

The KHG Executive Board will review the recommendations, including the establishment of task and finish groups at their next meting.  Additional information about next steps and how to participate will be shared across the membership in the coming weeks.
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