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Summary

Three Rivers is undoubtedly a very desirable place in which to live, offering a high quality of life for the great majority of its residents. However, it is also a district of extremes. The 2010 Index of Multiple Deprivation show that it contains the two areas which rank as the most and least deprived in Hertfordshire. The very high cost of owner occupied housing, rapidly rising rents in the limited private rented sector and the restrictions on new affordable housing developments caused by green belt constraints and the national economic situation conspire to deprive many residents of a decent place to live. 

The continued economic recession makes the provision of new housing much more difficult and puts home ownership out of the reach of many. The housing environment created by recent and imminent changes introduced by the coalition Government presents some further challenges. Welfare reform will create additional financial hardship for some of the most vulnerable in the district and may increase the incidence of homelessness.

Housing does of course have a profound effect on the quality of our residents’ lives and will to some extent affect their health and well being. It is critical, therefore, that we direct our limited resources to those matters which will make the most difference to people who are in the greatest need.

This strategy is designed to address these issues and to maximise the housing opportunities available to local people. It is the primary strategy for the council’s housing services but should be considered alongside other sub-strategies which provide more thematic detail. The most significant of these are the Local Investment Plan, the Homelessness Strategy, the Tenancy Strategy and The Affordable Housing Supplementary Planning document.

The policy context and housing conditions in Three Rivers are fully articulated in the appendices to this document.

Over the lifetime of this strategy we aim to achieve;

1. An improved  supply of new housing including affordable housing

To achieve this, we will deliver an average of 54 affordable homes over each of the next two years by;

· Promoting investment by RPs and other partners

· Ensuring a high quality of design including a proportion of homes built to mobility standards

· Progressing with the redevelopment of South Oxhey town centre and Leavesden Aerodrome

· Using commuted sum payments

· Optimising the use of council owned designated housing sites

2. An improved standard of housing

This concerns the physical standard of our housing and its management, in both public and private sectors. We will achieve this by;

· Improving conditions in the privately rented stock primarily through the Landlords’ Forum.

· Effectively targeting grant funding

· Taking enforcement action  where landlords do not comply with their key obligations

· Taking steps to enhance energy efficiency and affordable warmth, regardless of tenure

· Promoting the Green Deal scheme

3. Improved access to suitable housing for all residents

This priority involves making the best use of the housing stock across all tenures and satisfying the demand for housing from those in most need.

This will be achieved by; 
· Bringing empty homes back into use

· Introducing a Social Lettings Agency

· Reducing the demand for affordable housing through the provision of effective advice and the prevention of homelessness

· Assessing the impact of the new housing allocations policy being introduced in late 2012 and making necessary adjustments

· Influencing local RPs on making the best use of their stock through the Tenancy Strategy and the HARI partnership

· Reviewing and rewriting the Homelessness Strategy 

The separate Housing Strategy Action Plan details how, when and by whom these and other actions will be carried out.
Our progress in achieving these goals will be reported to councillors, partners and the public on a regular basis.

Introduction

The Housing Strategy is about the contribution that housing can make to achieve the ambitions for Three Rivers.  Three Rivers District Council's (TRDC) long-held vision is that the district should remain a prosperous, safe and healthy place where people want and are able to live and work
.  Access to housing is a fundamental part of achieving a good quality of life in which stable relationships, good health and education, and rewarding work can be achieved.  

Three Rivers is a prosperous district and the majority of people are well housed.  There are however differences within Three Rivers.  There are pockets of deprivation and house prices across the district are high.  There is also a growing and an ageing population which presents housing challenges.  The Housing Strategy describes the current situation regarding housing in Three Rivers; the key risks and opportunities and how these translate into priorities and actions  

This Housing Strategy has been developed at a time when there is considerable change affecting housing, and economic pressures are continuing.  The Government's policy to reduce the deficit brings housing into focus as the construction industry is an important sector for achieving economic growth.  The Government's approach to tackling the deficit also involves reducing public expenditure and this affects the Council and many of its partners in delivering housing and other services.

There are some key pieces of legislation that contain important provisions that affect the housing sector, particularly the Localism Act 2011 and the Welfare Reform Act 2012.  The National Planning Policy Framework and the Green Deal have housing implications as do changes affecting local government finance and the health and social care sectors.

A new and radical approach to housing and to other public sector services has been instigated by the coalition government.  Principles include local decision making; making work pay; and access to social housing on a more restricted basis, focused on the need to make best use of available housing stock.

It is in this dynamic and challenging context that this Housing Strategy has been developed.  Given that the strategy has been developed during a period of very challenging economic conditions, while working towards a longer term vision, it also recognises that short and medium term actions are needed to address issues facing the housing market now.  

Our priorities

Development of sustainable communities is integral to the new Housing Strategy and underpins three strategic priorities;

	Strategic Priority  one
	To improve the supply of new housing including affordable housing



	Strategic Priority two
	To improve the standard of housing



	Strategic Priority three
	To improve access to the most suitable form of housing, which is then sustained  by the householder



These priorities have been agreed through extensive consultation involving a steering group of key partners.

The development of the Housing Strategy has been considered in relation to the context and 
priorities expressed through other key strategies.  This includes the relationship to the Community Strategy, TRDC Strategic Plan, The Local Development Framework (LDF)and the Council's Local Investment Plan as well as other key housing documents such as the Tenancy Strategy and Homelessness Strategy.  

To enable delivery of the strategy's priorities, work will continue with a range of agencies and organisations.  This will include forging a strong relationship with the regulatory authority for social housing providers, the Homes and Communities Agency (HCA) to make best use of resources and to access information on best practice.  Stakeholder views will be sought throughout the life of the strategy to measure whether the housing offer in Three Rivers is improved and how well it meets local needs.

How the remainder of this document is structured

The next section sets out in more detail the context for the Housing Strategy.  It describes the policy context for housing and some of the key risks and opportunities for this strategy to address.

The following three sections set out what the strategy seeks to achieve under the three priority outcomes.  The key actions are then drawn together into an action plan.  A final section concerns delivery, focuses on monitoring arrangements and the main partnerships that the council works with to deliver the housing strategy.

The appendices provide additional information regarding the policy environment and relevant data.

Context for the Housing Strategy

Understanding the local context for housing in Three Rivers 

Policy context

Key challenges, risks and opportunities

Understanding the local context for housing in Three Rivers

Three Rivers communities

There are significant internal contrasts within Three Rivers.  Although unemployment is generally low, there is relatively high unemployment in Northwick Ward in South Oxhey, Ashridge, Hayling, Mill End and Maple Cross.  At the other extreme Rickmansworth West and Moor Park and Eastbury have particularly low unemployment, with car and home-ownership levels, London commuting and buoyant property prices all reflecting a general atmosphere of prosperity.

Indices of Multiple Deprivation

The Indices of Multiple Deprivation (IMD) are presented in Lower Super Output Areas, (LSOA) within wards.  Within the Three Rivers District 8 out of a total of the District's 53 LSOAs fall into the top 20% most deprived LSOAs within Hertfordshire for the overall Indices of Multiple Deprivation 2010 score. These are shown below (an LSOA in Northwick is the most deprived in the whole of the County):

	Three Rivers LSOAs in 20% most deprived

	LSOA CODE
	Area
	HCC Rank of 683
	HCC % Rank

	E01023844
	Northwick
	1
	0.1%

	E01023842
	Northwick
	16
	2.3%

	E01023828
	Hayling
	53
	7.8%

	E01023838
	Maple Cross & Mill End
	77
	11.3%

	E01023843
	Northwick
	94
	13.8%

	E01023805
	Ashridge
	112
	16.4%

	E01023806
	Ashridge
	117
	17.1%

	E01023827
	Hayling
	135
	19.8%


There were 1,057 JSA claimants in Three Rivers in July 2012 (1.9% of those age 16 to 64, compared to a Great Britain average of 3.8%)

The number of Three Rivers residents claiming incapacity and severe disablement allowances rose by 16% in the five years to August 2011. In the Northwick ward, the increase was 44% and 32% of all the district’s claimants are in South Oxhey.

Employment

Three Rivers District has the second highest net daily outflow of commuters of all the Hertfordshire Districts.
  More than 75% of the resident workforce in the District is employed in service and office-based businesses
.  Many of these jobs are in London, including the City. Thus the economic well being of the District is significantly influenced by the prosperity of the London job market, including London's position on the world economic "stage" at a time of world economic uncertainty. 

A reduction in dependency on worker movement to and from London and changes to both the location and volume of associated consumer-spending, through the encouragement of additional local employment opportunities, are increasingly important issues.   The District as a whole has a shortage of premises suitable to serve as incubator units or small business start-up space. 

Policy context

National policy and legislative changes

Since the coalition government came to power in April 2010 there have been numerous policy documents and policy changes, consultations and some key pieces of legislation that mean considerable change for housing services. 

These include the Localism Act 2011, The Welfare reform Act 2012, the Health and Social Care Act 2012, the draft Care and Support Bill and the Local Government Finance Bill 2012-13.  The main points are described in Appendix 2.   

Policy approach in Three Rivers

The Community Strategy has recently been updated and affordable housing is one of the five priorities identified:

· Children and young people's well being

· Health and disability

· Adult skills and employment

· Affordable housing

· Crime and anti-social behaviour

	The LDF, Core Strategy identifies key issues in Three Rivers.  Those particularly pertinent for the Housing Strategy include:

· House prices in Three Rivers are very high and affordability has been worsening.  Alongside the need to provide more housing to meet forecast growth, there is therefore a particular need to achieve more affordable housing and to provide more family sized affordable housing

· There will be a challenge to maintaining the extent of the green belt while providing for local development needs

· There is an ageing population which will lead to differing demands on services and housing.  These demands will need to be met whilst ensuring that the District remains attractive and accessible to younger people to support the economic development of Three Rivers
· While the District as a whole is ranked low in terms of deprivation, there are inequalities.  South Oxhey is particularly affected by income, barriers to education, skills and training, living environment and crime and disorder.  Parts of Maple Cross and Mill End are affected by income barriers to housing and services and living environment.  More rural parts of the district are affected by barriers to housing and access to services
· Any new development will require an appropriate level of investment in infrastructure to ensure that new and existing communities are able to access the services they require
· It is important to continue to achieve high levels of new development on previously developed land but, in general, the supply of previously developed land is falling.  The exception to this may be South Oxhey where potential for redevelopment and regeneration highlights an opportunity to make better use of land in the area, achieving higher levels of development on previously developed land
· Housing stock in the district is generally of good quality. 




The adopted Core Strategy planning policies on affordable housing require that 45% of all new housing be provided as affordable housing, subject to viability.  The tenure mix of the affordable housing should be 70% social rent and 30% intermediate housing.
Key, risks, challenges and opportunities for the Housing Strategy

Risks

Four main risks for the housing strategy are identified below.  Three relate to the welfare reform agenda, and the final risk relates to the funding framework for local authorities:
1. Welfare reforms which result in a shortfall between the current rent charged and the amount of benefit that can be claimed may mean some landlords leaving the sector or reducing standards.  It could also result in more tenants getting into arrears and facing eviction and possibly homelessness

2. There are particular challenges in finding housing solutions for larger families as, with the introduction of the overall benefit cap, larger dwellings are not likely to be affordable to those on benefits

3. There is considerable change around the housing and welfare reform agendas happening at the same time and the changes will impact differently on different groups of people.  The impact will need to be carefully monitored.  In particular, some households may be affected cumulatively by a number of different changes

4. As well as reductions in funding levels, substantial changes are being made in the financial regime for local government, including council tax and business rate localisation and the New Homes Bonus.  This requires consideration across the council of the financial and other implications of various courses of action

Challenges

In addition to main risks above, the following key challenges for the Housing Strategy have been identified 

· Meeting the demand for housing from a growing and an ageing population

· Increasing the supply of affordable housing in a climate of government budget cuts and economic uncertainty

· Accessing land for development where land prices are high, owners are reluctant to sell and there is little land in council ownership

· Maximising affordable housing contributions, with a high percentage as social rent, whilst retaining development viability

· Balancing the need for housing with the need to provide employment opportunities and to protect the environment in Three Rivers

· The existing social sheltered housing provision no longer meets the needs of many older people and there is a need for extra care housing

· Developing a healthy private rented sector with improvements in property conditions and management standards, including providing a suitable offer for discharge of the main homelessness duty

· Responding to the challenges of climate change, achieving better energy efficiency in dwellings and tackling fuel poverty.  A particular focus is needed for homes with a category 1 hazard of excess cold, especially those occupied by vulnerable residents

· Making best use of the existing social housing provision in meeting need in the district

· Changes to housing benefit in the social sector, including a percentage reduction in benefit for those under occupying and the introduction of direct payments, will present challenges for tenants and for social housing providers.  There is potential for increased rent arrears and evictions and this is likely to also have knock on effects for the council and could result in some families presenting as homeless 

Opportunities

The strategy describes how Three Rivers Council intends to set about meeting these challenges.  Highlighted below are some of the key opportunities that will be taken advantage of:

· Robust demand and high house prices in Three Rivers means that the viability of providing affordable housing on S106 sites is not affected in the same way that it is in areas that have seen house price falls

· Planning in Three Rivers is well placed to respond to the new agendas with the LDF, Core Strategy and a Supplementary Planning Document for housing in place

· Leavesden Aerodrome and South Oxhey are able to make substantial contributions to the delivery of housing

· The Government will announce details of capital funding for accommodation for older and disabled people in the Autumn.  Three Rivers will explore the possibilities of accessing this funding

· The council’s Rent Deposit Guarantee Scheme is to be expanded into a Social Lettings Agency to attract more affordable rented homes from the private sector

· The ‘Green deal’ will enable energy saving measures to be installed using a ‘Pay-As-You-Save’ model although it is recognized that this will have significant implications for landlords, particularly in the social sector

In the following section the housing issues in relation to the three strategic priorities and how Three Rivers will address them is covered in greater detail. 

Our strategic priorities

To improve the supply of new housing including affordable housing 

To improve the standard of housing 

To improve access to housing for communities across Three Rivers 
Strategic Priority One: To improve the supply of new housing including affordable housing

Introduction 
This priority is about developing new homes. It covers the amount and type of housing needed and how it will contribute to developing sustainable communities. The Council does not build or manage homes itself and will need to work with partners to develop new homes. The Council is committed to community engagement and this will be strongly encouraged through the Localism agenda and in emerging neighbourhood plans.
Context and issues
Three Rivers has both a growing and an ageing population and the numbers living in smaller homes, including single person households, has been increasing.  These trends combine to create additional demand for new housing and also have implications for the most appropriate types of housing and for support services.

	The first release of the 2011 census is now available showing headline population information. This shows that between 2001 and 2011, the population of Three Rivers grew by 4,400 people; a 5% increase. There has been a trend towards smaller households and the population has been ageing. These trends have implications for the provision of new housing and for existing homes.




Three Rivers is one of the most expensive areas in the country and housing in the district is unaffordable for many households.  There are difficulties in accessing land for development with high land values and owners are reluctant 
to sell.  This is compounded by a lack of council owned land.
Affordable housing policy in Three Rivers seeks to maximise the amount of affordable housing contribution on housing developments whilst ensuring that the developments remain viable.

	To meet the demand for homes the LDF has a requirement for an additional 4,500 homes between 2001 and 2026 and has a target for 180 new homes to be built each year.   The Core Strategy requirement is for 45% of housing on private development sites of 1 unit or more to be delivered as affordable housing, with 70% as social rent and 30% as intermediate housing.




The LDF requires the majority of affordable housing to be delivered as social rent, however since the policy was first written, there have been some very substantial changes affecting affordable housing, including the introduction of ‘Affordable Rent’ housing (see appendix 2).  

Affordable Rent dwellings are within the definition of affordable housing in the National Planning Policy Framework.  
As a result of the introduction of the Affordable Rent model, Three Rivers Council commissioned research to consider, from both an affordability perspective and a viability perspective, the impact of substituting the 70% social rented element of affordable housing required by the LDF Core Strategy, with Affordable Rent at various percentages of market rent.  The study focused specifically on Section 106 developments which are expected to be delivered without grant.  

The research concluded that there are issues with the affordability of ‘Affordable Rent’ dwellings in Three Rivers.
   The affordability analysis points to a clear need for the Council to secure as many units at social rent as viability will permit.  The viability analysis finds that in some parts of the district it should be possible to secure affordable housing with 70% (of the 45% of all new dwellings required to be affordable) of dwellings provided at social rent and in other parts some uplift is needed, but this varies between areas and with existing land use.

The Homes and Communities Agency (HCA) is continuing to support the delivery of affordable housing on non S106 sites with grant funding and is investing £4.5bn nationally through the Affordable Homes Programme between 2011 and 2015.  The majority of the programme is to be delivered as Affordable Rent.  

Thrive Homes, the largest social housing provider in Three Rivers, has a contract with the HCA to deliver affordable homes to 2015.  A number of other Housing Associations and some private developers also have contracts to deliver new affordable housing in Hertfordshire.

The government’s proposed welfare reform will limit the total benefits that a household can receive to £350 per week for a single person and £500 per week for a couple or family.  This includes benefit relating to housing costs and the cap will need to be taken into account in developing new housing as some, particularly larger properties, are unlikely to be affordable to those who are on benefit dependent.  This is pertinent for Three Rivers as the Strategic Housing Market Assessment finds that 35% of housing need is for 3 bedrooms or more.
New housing needs to be developed in the right locations encouraging development on previously used (brownfield) land and on the most sustainable greenfield sites, taking into account the associated costs with acquiring and building on both. 
The Council’s own finances will increasingly be impacted by the extent to which both housing and employment growth is achieved.
Key outcomes:
· Deliver new and affordable homes in both urban and rural areas that will meet current and future housing needs

· Ensure high quality design of new housing

· Regenerate priority neighbourhoods
What we will do
We will;

· support the delivery of new homes through the LDF. Our target is to deliver 54 affordable homes per year, however as it is the nature of development for delivery to be uneven, this will be monitored as a 2 yearly rolling target of 108 dwellings
· expect applicants to make robust evidence available on a site specific basis if the viability of making the full affordable housing contribution is being challenged.

· support investment in social housing and regeneration.

· utilise commuted sum payments to support the delivery of new affordable homes

· further develop our understanding of the local housing market and demographics
· in the delivery of new homes, take account of: 

· properties’ ability to adapt to a households future needs

· the positive impact of developing mixed tenure communities

· high quality design and build

· affordability

· reducing carbon emissions.

· continue with the work to regenerate South Oxhey town centre
· encourage the incorporation of renewable energy generation on new developments whether on-site or remotely
· work with stakeholders to identify options to meet the needs of gypsies and travelers

· continue to encourage the development of some new homes to accommodate those with special needs

· explore with partners funding opportunities for housing solutions for older people including the £200m capital funding  announced in the Care and Support White Paper
Local Development Framework

The Core Strategy within the LDF was adopted by Three Rivers Council in October 2011 and now forms part of the Development Plan for the area.    It contains important policies to help address the pressing need for affordable housing and it sets out overarching policies that will guide the allocation of strategic sites for housing, employment, retail, leisure and infrastructure and safeguards assets in the District such as the natural environment.

The Core Strategy sets out how we will provide a 15 year supply of housing, prioritising land in sustainable locations which are well served by public transport and other services.  A six year housing land supply has been identified.

Substantial contributions to the delivery of the required housing will be made by a significant development at Leavesden Aerodrome and by regeneration in South Oxhey.

For very small sites a commuted sums payment will be considered.  The Affordable Housing Supplementary Planning Document provides further guidance on the provision of affordable housing, including the calculation and use of commuted sums.

Understanding the housing market, need, demand and demographics

People’s realistic aspirations need to be understood fully to be able to match need and demand with provision.
We will continue to build on and refine our understanding of the housing market in Three Rivers.  The 2011 census data, will add to this understanding as it is released.

The 2001 census recorded 1,545 households living in private rented accommodation.  This was 4.62% of households, a low rate compared to an England average of 8.8%.  In line with other areas, it is likely that the proportion privately renting in Three Rivers has increased.  The 2011 census results will provide much more reliable data than currently available on how much the private rented sector has increased  

The view taken by the Montague review (see appendix 2) is that the recession has rendered many developments non-viable and the requirement for affordable housing obligations is deterring development.  Increasing the revenue stream by building for private rent would make these developments more attractive to investors and get them built quicker.  Given that house prices have held up well in Three Rivers, viability is not an issue in the same way that it may be in areas that have seen price falls.

Housing development programme

It is important that the supply of affordable homes is increased and homelessness continues to be prevented in Three Rivers.  The Council and the HCA are investing in schemes to deliver new affordable housing.   With the exception of Thrive Homes, RPs that operate in Three Rivers also have housing stock in other areas.  As detailed in our Tenancy Strategy, we wish to ensure that revenue raised by increased rental in Three Rivers from Affordable Rent is used to fund new provision in the district. Failing this, re-investment should be targeted to the area covered by the Herts Choice Homes lettings scheme.

TRDC transferred its rented housing stock to Thrive Homes in March 2008 and Thrive is a key partner for delivering new homes.  In developing its asset management and development strategies, Thrive Homes has worked jointly with the Council to carry out a preliminary analysis of existing stock holdings in conjunction with an analysis of land retained by the Council to identify opportunities for development.
Sheltered housing

Thrive Homes is currently developing its stock appraisal tool and undertaking a review of sheltered housing against the background of changes to the ‘supporting people’ regime and existing sheltered stock that was largely developed in the 1960/70s.  

The sheltered housing model no longer meets the needs of many older people, particularly where facilities are shared and/or bedsits are present.

The County Council has estimated a current need for 180 affordable extra care units of accommodation in Three Rivers.  There are currently none in the affordable sector.   In the private sector there are, at present, 244 extra care units and there is a predicted need for an additional 488 units by 2021
.

Hertfordshire County Council (HCC) has four residential care homes in Three Rivers District. HCC aims to reduce demand for residential care by increasing the uptake of extra care.

The Care and Support white paper, has announced a new care and support fund worth £200m of capital funding over the next 5 years from 2013/14 to encourage providers to develop new units of specialist accommodation for older and disabled people.  TRDC will work with partner organisations to explore access to this fund when further details are available in autumn 2012.

New homes suitable for those with a disability

There is a lack of suitable accommodation for people with a disability and a further challenge is to work towards ensuring that the Lifetime home standard is applied to all suitable housing sites.  When new homes are built the Council will, where there is identified need, on a site by site basis, encourage a percentage of housing to be capable of being adapted for households with a disability.

Housing and Regeneration Initiative (HARI)

Three Rivers and Watford Councils currently work in partnership with RPs in relation to both management and development through the HARI partnership.  Not all developing partners have been successful in securing HCA contracts for development.  The partnership has now been in place for some time and it has been agreed that a review will be undertaken to ascertain how best the partnership can adapt to ensure that it remains as relevant as possible to the needs of its partner organisations.

Responding to the challenges of climate change

The Government has committed to reduce targeted emissions which cause climate change by 80% by 2050 (based on 1990 levels) including an interim target to reduce emissions by 26% by 2020.

Better design and building techniques and the reuse and recycling of building materials can assist in minimising carbon emissions and preventing further climate change.  New developments must be encouraged to incorporate renewable energy generation whether on-site or remotely.

The Core Strategy requires all new residential development proposals to demonstrate the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals.  Applicants are expected to demonstrate that their developments will produce at least 25% less carbon emissions than Building Regulations Part L require and that there is a minimum of 10% of energy provided by on-site renewable generation and/or low carbon energy supply systems.

The Council will set higher targets for carbon reduction and energy contributions from renewable sources in a forthcoming Development Management Policies DPD in line with the Governments target for all new homes to be zero carbon by 2016 and non-domestic developments to be zero carbon by 2019. This is unlikely to be achieved, however, without additional government funding.

Supporting investment in housing and regeneration

It is imperative that capital investment in social housing, including by way of reduced land value is continued and that it encompasses regeneration projects as well as supporting improvement to existing homes and new small scale housing development.

The Council will also seek other ways to secure investment in regeneration and working with partners will be crucial.  It will aim to explore new and innovative methods of funding and delivery with partners, i.e. from institutional investors.

Housing regeneration schemes contribute to the overall improvement of social housing stock in the poorest wards of the District (ie parts of South Oxhey – see below) and the delivery of affordable and market homes.

South Oxhey Initiative

The South Oxhey initiative is a priority and the Council has made a commitment to deliver this scheme following a report to the Executive in January 2012.  Both the Council and Thrive Homes have considerable stake holdings in the area.  Significant funding is required for the regeneration scheme and innovative means of delivery will be required.  The Housing Strategy aims to support partner RPs, for instance through the sale of council owned land.

An estimated 130 flats and maisonettes above the shops and the flats in Luffenham and Pennard Houses that adjoin the precinct area in South Oxhey will be redeveloped.  This includes 100 properties occupied by tenants of Thrive Homes and approximately 30 residential properties owned on a leasehold basis.

Development in South Oxhey aims to support economic development in the area.  This may include employing local people, creating training opportunities and attracting and retaining economically active people to live and work in the area.

Gypsies and Travellers

The Core Strategy sets out that there is a need for 15 additional pitches for Gypsies and Travellers by 2011 and a further 13 pitches by 2021.

Since 2006, the Council has granted planning permission for 15 new pitches for Gypsies and Travellers within the District.  Eleven new pitches have been granted permission as an extension to the existing Oaklands site in Bedmond.  One pitch has been granted permission at The Paddocks, Little Oxhey Lane, and three pitches have been granted at the rear of 59 Toms Lane, Kings Langley
.

The Council recognises that there may be a need to provide additional transit pitches in south and west Hertfordshire to complement the existing South Mimms site and will work with neighbouring authorities and other stakeholders on progressing  this.   

Strategic Priority Two:  To improve the standard of housing

Introduction 

This priority is about ensuring both good physical standards in housing and good management.  It is also concerned with energy efficiency and the contribution that housing can make to climate change and the related issues of affordable warmth and fuel poverty alongside other health concerns that are impacted by housing conditions.

The Council will aim to achieve the improvement of existing homes, help to support sustainable communities and tackle issues around access to private renting.  The challenges faced in achieving this priority include ensuring housing quality across all tenures.  Particular challenges include raising standards in the Private Rented Sector, improving energy efficiency and improving conditions in the older housing stock.  

Context and issues

Since the last Housing Strategy the Decent Homes standard has been met by most RP partners.  Thrive Homes has been a major contributor to improving the quality of social housing.  Since transfer the stock has undergone a decent homes plus programme, the 'Thrive Homes Standard'.  The average SAP rating for the stock in January 2012 was 70.

The Localism Act abolished the previous social housing regulator, the Tenant Services Authority and the regulation of social housing is now the responsibility of the Homes and Communities Agency.  

The welfare reform changes will, in some instances, mean a shortfall between the current rent being charged in the private rented sector and the amount of benefit that can be claimed.  In addition to concerns that some landlords may leave the sector, there is also a concern that this could have an adverse impact on the housing standards offered by those landlords that remain.

The Department for Communities and Local Government have published a draft Homeless (Suitability of Accommodation) (England) Order which sets out those circumstances in which accommodation used for the private rented sector offer to end the main homelessness duty is not to be regarded as suitable including factors that should be considered regarding location.

From 2018 onwards it will be illegal for landlords to rent out properties that have a very poor energy efficiency rating.

The Council’s House Condition and Energy Survey 2011 found that 4% of all dwellings possessed Category 1 hazards (risk to health or safety of an occupier) and that the main issue relates to thermal efficiency (excess cold in 68% of the Category 1 dwellings

Key outcomes:

· Improve property conditions and management standards in the private 
· rented sector

· Ensure homes maintain good conditions and high levels of management in the social rented sector

· Ensure all homes across tenures offer a decent living environment

· Improve energy efficiency and affordable warmth across all tenures

What we will do

We will;

· support improvements in property conditions and management standards through the landlords forum
· offer an enhanced tenant/landlord service through the operation of a new Social Lettings Agency from the Council's Housing Options Team
· take enforcement action where it finds landlords failing in their responsibilities

The social rented sector

All RPs operating in the district will be encouraged to consider ‘decent homes plus’, continue to offer well managed and quality housing and to participate actively in the HARI partnership.

Changes in the regulatory environment for RPs, along with a new funding regime and flexible tenancies, all add up to significant change in the way that business is conducted.  The Council will need to monitor and respond carefully to ensure that the needs of local people are not adversely impacted by these measures. 

The private rented sector

The private rented sector has an important role to play in the housing market.  It provides homes for a variety of people at different stages in their lives, including would be first time buyers who cannot afford to take the first step onto the property ladder, people who enjoy the flexibility of short tenancies and those who the Council has helped into the sector to prevent them from becoming homeless.

Developing products and services that will respond to those households is an integral part of the Housing Needs and Strategy Teams purpose.

There are a number of challenges to the private rented sector being a sector of housing choice, including challenges relating to housing quality, housing management and to the insecure nature of tenancies in the sector.  

The strategy aims to develop a healthy private rented sector with improvements in property conditions and management standards, particularly at the lower end of the housing market.  Landlords and agents in the private rented sector need to be engaged as key partners in the process.  We will continue this engagement through the Council’s Landlord Forum which is shared with Watford Borough Council and through an enhanced tenant/landlord service operating the new Social Lettings Agency.

Limited land availability, pressure on the availability of social rented sector homes and the impact of the economic recession mean that it is essential to support people to consider all available housing options including for the discharge of the main homelessness duty in the private rented sector. 

Maintaining privately owned property

The responsibility for maintaining private property rests with the homeowner.  However the Council recognises that intervention and assistance is necessary where areas are in decline, owners are in financial hardship (a problem which is increasing as the impact of the economic recession continues) or landlords refuse to undertake essential repairs or improvements.  The Council will take appropriate action where it finds landlords failing in their responsibilities.  

Impact of welfare reform on housing standards

The potential impact of welfare reform on access to housing and homelessness is covered under Strategic Priority Three.  There are, however also concerns related to housing standards.   Caps on LHA and linking both this and the housing element of Universal Credit to inflation rather than to the cost of rent will exacerbate the shortfall between payments and the rent people have to pay.  Some landlords may elect to leave the market.  For those that remain, there will be the temptation to reduce services and standards to offset any interruption or reductions in rental income streams.

The increase of the age threshold from 25 to 35 under which single claimants are entitled only to the shared room rate will see more rent shortfalls and an increased need for decent and suitable single person’s accommodation. 

Health and well-being and quality of life

The Strategy acknowledges the essential role that good quality housing plays in promoting health, well-being, educational attainment and independence for residents, maintaining quality of life and vibrant local communities.  

A 2011 survey has identified that overall 10.4% of private sector properties in Three Rivers does not meet the decent homes standard.

The challenge for the Strategy is to work to improve conditions within the owner-occupied and private rented sectors, targeting the most vulnerable residents including encouraging reporting of poor property conditions.  When substantial work is required to remedy Category 1 hazards (HHSRS), all available options will be fully considered including housing options advice or enforcement action, as appropriate.

A further challenge is the lack of available funding for grants and loans.  We will work with partners i.e. through the health and well-being board and by inputting to Joint Strategic Needs Assessments, to build an understanding of the impact of house conditions on various aspects of health and other quality of life issues to seek to attract funding for home improvements.

Energy efficiency and fuel poverty

A key challenge is to tackle energy efficiency of homes to help reduce fuel poverty for residents.  The principal drivers of fuel poverty are low income, energy efficiency and fuel prices.  The thermal efficiency of a home is one of the key determinants of household energy costs.  In an inefficient home it takes more fuel to maintain the same temperature and all things being equal heating bills will be more expensive.   In practice, many fuel poor households tend to under heat their homes, often because of the financial constraints they face, meaning that they live in cold conditions.  

The average SAP rating for all homes in Three Rivers increased from 56 in 2006 to 61 in 2011.  This could be increased to 71 through better insulation, improved draught proofing, double glazing, increasing low energy lighting and upgrading the heating systems and controls, particularly in older dwellings.

Warmfront and CERT funding has helped to deliver over 600 energy improvements to homes.  From autumn of 2012 the new Green Deal and Energy Company Obligation (ECO) funding is intended to continue to facilitate energy efficiency improvements.  The Affordable Warmth target within ECO, introduced under the Energy Act 2011, will require energy suppliers to assist low income and vulnerable households by providing them with measures they need to stay warm and healthy, helping them to move out of fuel poverty on a sustainable basis.

The Green Deal is to be introduced from October 2012.  The “Pay-As-You-Save” model allows customers to have energy-saving measures installed in their property at no up-front cost.  Green Deal repayments (loans) will be attached to the property (electricity meters) rather than the resident, and repaid via the electricity bills.

Thrive Homes have been working to improve the SAP rating within their housing stock.  To date they have accomplished a 45% reduction on 1990 levels.  

Thrive have investigated the use of photovoltaic systems and ground source and air source heat pumps.  Changes affecting the feed in tariff and the cost of installations have meant that these have not progressed so far and the current focus is on traditional improvements.

Strategic Priority Three:  To improve access to housing and affordable housing for communities across the whole District

Introduction

This priority is about making the best use of the available existing housing stock.  This includes accessing the private rented sector, tackling empty properties, and making sure that social housing stock is utilised in the most effective way.  This section also covers limiting the demand for housing by preventing homelessness and making available appropriate support services, and access to appropriate housing for specific groups of people.

The Council will work with partners to meet the specific housing needs of vulnerable people and those at risk of becoming homeless.  The challenges faced in achieving this priority include ensuring that there is a variety of housing options to meet different needs.  There are particular pressures for finding suitable housing solutions for young people (those under 35) and for larger households, as well as housing for a growing population and funding housing adaptations to enable independent living.  Continuing to try to prevent youth homelessness and to provide effective advice for those affected by mortgage repossessions are also important issues. 

Context and issues

Since April 2012 RPs have had the option to offer fixed term tenancies on social rented homes to new tenants.  RPs that have signed contracts with the HCA have been able to offer fixed term tenancies on Affordable Rent homes since April 2011 so long as they have a published Tenancy Policy.  The minimum length of tenancy will be 5 years except in exceptional circumstances where a 2 year tenancy could be offered, but there is no upper limit on the length of tenancy.

Local authorities are required to publish a Tenancy Strategy, having taken full account of their own Allocations Policy and Homelessness Strategy in its development. RPs must be consulted and are required to take due regard of the Strategy once finalised. Three Rivers’ Tenancy Strategy was agreed by the Executive in September 2012.

The government has introduced changes through the Localism Act 2011 to give councils greater discretion about who can go on their Housing Register.  Although the government has preserved 'reasonable preference' categories as prescribed in Part V of the Housing Act 1996, the government has also brought in changes that will enable local authorities to give priority to particular groups that fall outside the "reasonable preference" categories, such as low income working families, through their allocations schemes.

The government has also made clear that members of the armed forces who are returning to civilian life should be given priority access to social housing, and has consulted on new regulations that have placed a responsibility on local authorities to give priority to service families in need of social housing.

Regulations announced by the government will see the maximum discount for new sales through the right-to-buy scheme increase to £75,000.  The government has committed to one for one replacement nationally of all houses sold under the Right to Buy with “new affordable rented homes”.

Those who were existing Three Rivers Council tenants at the time of transfer to Thrive Homes will still have the preserved right to buy.

Key outcomes

· Maintain low levels of empty homes

· Improve access to private rented housing

· Reduce under-occupation
· Mitigate the impacts of welfare reform, including supporting people into work
· Prevent and tackle homelessness, including  youth homelessness and mortgage and landlord repossessions
· Improve access into appropriate accommodation

· Improve financial inclusion of vulnerable people

· Improve housing options for people with support needs

· Improve housing options and housing-related services for older people

· Respond to the needs of the BME community, including gypsies and travellers
What we will do

We will;

· develop our empty homes strategy and focus our efforts on bringing long term empty properties in the private sector back into use

· publish a Tenancy Strategy before 15th January 2013
· review our housing allocations policy
· monitor the implementation and impact of the Tenancy Strategy through the Housing and Regeneration Initiative (HARI) and Herts Choice Homes.  This will include  monitoring RP's evictions and tenancy terminations and review the impact of fixed term tenancies
· establish a social lettings agency 

· work with partners to build a more detailed understanding of how welfare reform will impact in Three Rivers and consider how best housing services can respond and target interventions

· assess the likely impact of changes to the Right to Buy discount

· through the HARI partnership, develop a Homelessness Protocol with all local RPs

· carry out a review of homelessness and publish a new homelessness strategy
Empty properties

Bringing empty homes back into use can be an effective method for increasing housing supply, whilst reducing the need to build new homes.  Bringing empty properties back into use also increases the New Homes Bonus payable to the Council.  As at April 2011 there were 205 properties which had been empty for six months or more.  The biggest challenge is in the private sector, with the level of empty properties in the social sector being very low.  An empty homes strategy will be developed detailing how we will assist home owners to bring empty homes back into us and how we will approach the use enforcement powers.

Tenancy Strategy

Three Rivers Council is taking a pragmatic approach to 'Affordable Rent' homes, driven by the need to maximise the supply of homes on the Housing Register that people can afford to live in.  The Tenancy Strategy urges providers to:

· Set rents no higher than LHA

· Consider local circumstance and where appropriate set Affordable Rent levels at less than 80%

· Understand fully the implications of Universal Credit in setting rent levels

The conversion of properties let at social rent levels which are subject to S106 agreements will not be supported.

The council is supportive of fixed term tenancies and encourages applicants to see social housing as just one of a range of housing options.  The suitability of housing tenancies will be periodically assessed to prompt best use of social housing stock.  Social housing will not be available to those who are in no great need or those who can reasonably be expected to afford other housing solutions.

Fixed term tenancies should not be for less than five years, other than in exceptional circumstances, and where appropriate longer terms should be considered.  Lifetime tenancies may be appropriate for some i.e. those with permanent disabilities that render them economically inactive.  The Council strongly favours transferring tenants retaining their security of tenure after a move into accommodation offered by any other social landlord and also recommends flexibility in rent levels being charged to ensure that mobility is not discouraged.

Decisions about the renewal of a tenancy should take account of whether the tenant can reasonably afford alternative accommodation; the suitability of the property i.e. whether they are under-occupying, and tenancy conduct.  If action to seek possession due to a breach of tenancy conditions is well advanced it may not be appropriate to renew the tenancy.

Housing allocations

A choice based letting scheme, Herts Choice Homes operates across five local authority areas:  Three Rivers, Watford, Hertsmere, St Albans and Welwyn Hatfield.  This provides a convenient service for users, is a resource efficient way to administer allocations, and has a mechanism for cross borough mobility.

A new on-line application process will be introduced in early 2013 which will include a pre-assessment questionnaire. This will provide new applicants with a tailored set of housing options including a more realistic assessment of their prospects of obtaining social housing.

A review of the housing allocation policy has been undertaken.  This proposes to strengthen local connection criteria to those who have been continually resident for five years or who have had a close relative living in the district for ten years.  Homeless households who do not meet the Council’s local connection criteria will normally only be offered housing in the private sector.

Those in Band E on the register, of which there are around 1,266 households, have no recognised housing need and no realistic prospect of being rehoused.  To avoid raising unrealistic expectations and save on administration costs, it is proposed to discontinue registrations to Band E for both new applicants for general needs housing and those already registered.  Band E will remain for applicants eligible for and willing to accept designated older persons housing.

Equity or capital of £16,000 or an income of £35,000 will trigger a financial assessment to determine eligibility to join the register based on means and individual circumstance.

Additional priority is to be awarded to those who have been in employment for 12 months.  This will be achieved by backdating the applicant’s ‘priority date’ by twelve months.  Additional priority will also be awarded to those who have served in HM Forces and to those who have undertaken substantial voluntary work (as defined within the policy).

Applicants who are under-occupying in social rented housing will all be awarded Band B, ‘Very high housing need’.  Need based on more than one criteria will not be treated cumulatively for new applicants.  After a period of four weeks homeless households can be made a direct offer if they have not secured accommodation through choice based lettings.

Further amendments to the allocation policy may be necessary to bring it in line with Housing Benefit changes to be introduced from April 2013.  At present the existing bedroom allowance criteria would in some cases result in new tenants under occupying according to the benefit rules.   This would result in a percentage reduction in benefit being applied.  Three Rivers policy will be subject to a further review which will take this change into account.

Homelessness prevention

Prevention also depends on good partnership working, and on organisations sharing information about the local housing market and economy and maintaining their knowledge of each other’s respective services.  

Where possible we will aim to enable people to remain in the homes that they already occupy, either through negotiation with private landlords and housing benefit, or through negotiation with mortgage lenders or families. The Housing team at Three Rivers has been successful in some mortgage rescue cases and this work will continue. Thrive Homes now have an agreement with Aldwyck Housing Association to take these rescued homes into management.

Enhanced working with the private sector to secure alternative accommodation for clients will occur through the Social Lettings Agency.  

Young people continue to feature prominently amongst those presenting as homeless and often have complex needs that require additional and ongoing support.  Almost half of those accepted as owed the main homelessness duty (ie in ‘priority need’) during 2011/12 were aged between 18 and 24. There are many more who do not fall within a priority category.

Young people leaving care and those aged 16 or 17 will also be assisted by joint working with children, schools and families.

The housing service has seen repercussions from the economic downturn for people dealing with personal debt.  In extreme cases this has led to people facing homelessness, when they have no longer been able to keep up rent or mortgage payments.  In May 2010 an additional Housing Advice and Support Officer was funded from the CLG Homelessness Grant.  Continuation of this grant for 2013/14 and 2014/15 has now been confirmed by CLG.

There is a statutory requirement to periodically carry out a homelessness review and produce a homelessness strategy.  Three Rivers current homelessness strategy will expire in 2013.

Welfare reform

National welfare reforms are likely to have a significant impact in areas with high concentrations of benefit claimants.  Those who are working age and claim out of work benefits will be affected by a reassessment of incapacity benefits and the introduction of Universal Credit.  Many will also be impacted by changes to other benefits they receive, particularly Housing Benefit.  Potential impacts include of loss of individual families income and also reduced spending power.  

Since January 2012 those under 35 have only been able to claim a shared accommodation rate LHA.  This has already seen landlords expressing concern and refusing this age group.  There is an expectation that the changes will result in increasing numbers of people presenting to the Housing team who are not in priority need as defined by the legislation, but nevertheless are genuinely homeless.

There could be population movements due to changes in housing affordability.  Benefit changes could cause pressure on people to move out of areas with a shortage of reasonably priced property, particularly the London boroughs, bringing increased strain on areas with more supply.

Families who are threatened with homelessness or in temporary accommodation will need to think about their choices, including getting a job, renting smaller accommodation or moving area.   The impact of benefit changes will be less severe for those who are in work.  Efforts will be made to ensure that there are effective partnerships between housing services and those aimed at supporting people into work.

Under occupancy changes could potentially lead to more rent arrears, evictions and even homelessness.

There is likely to be an increasing demand for specialist advice around finance, debt and benefits and emergency everyday living services.  Revenues and benefits services are directly impacted by the change and the council and its housing partners are in the front line for communicating the changes and what they mean for individuals.

The HARI partnership has provided funding for at least twelve months from June 2012 for a Tenancy Support Officer to work with prospective social housing tenants in order to maximize their chances of retaining their tenancy, once allocated.

Use of discretionary housing payments will be considered to ensure that it is targeted most effectively.

In developing our understanding of the impact of welfare reform and considering appropriate responses, we will work with our partners to give further consideration to specific and cumulative impacts for different groups of people.  This will include considering the impacts on:

· Large families on low incomes

· Carers

· Disabled people

· Tenants in private rented accommodation

· People in social housing under occupying

We will ensure that related changes for instance to the new Council Tax Benefit scheme are considered together with the wider impacts of welfare reform.

Supporting people to live independently

Health, housing, social care and support are inextricably linked and appropriate support and care services can help people to remain independent and enjoy living in their home for as long as possible.  Well maintained, warm, secure and suitable housing can help prevent unnecessary admissions to hospital or institutional care.

The Housing  team at TRDC works increasingly closely with HCC’s Accommodation Solutions team that commission housing related support services.  The ongoing delivery of Housing Related Support services is vital to the strategy’s aim of improving housing options and supporting independent living.  TRDC support people to remain or work towards living independently helping them to participate in mainstream society and make a contribution to the local economy.  Future work will be focused on assisting people to live independently with support.  Affordability issues for people to move into appropriate accommodation will need consideration.

The challenge is to meet needs by providing more housing choice.  Although new housing has a role, this will primarily be through making best use of existing homes.  This may be achieved through appropriate home adaptations and/or through the provision of low level support to help people maintain independent living.  

Affordable rented accommodation that has been specifically designed or adapted is prioritised for disabled people.  Herts Choice Homes advertisements for these properties are specifically targeted at those with special needs, including mobility difficulties. 

Older people

The Council aims to ensure that older people are enabled to remain in their own home if that is what they choose.  In future this will mean a demand for increased support services.  Some existing services by public sector and voluntary providers, around the country, are currently being reviewed or withdrawn.  This includes services such as handy man, grass cutting etc.  

Meeting the housing needs of older people cannot happen only through new provision.  A greater understanding is needed of what housing and related support provision will be required.  The Council will work with the HCC and local providers to develop a local offer.

Making best use of existing stock

Thrive Homes works closely with Three Rivers to maximize the use of housing stock and minimise under-occupation and has reviewed its Housing Options Policy to include the Council’s priorities.  There are a number of initiatives to encourage under-occupiers to move out of family sized accommodation.

Thriving families                                                  

Hertfordshire has engaged in the Government’s ‘Troubled Families’ programme which will be targeting long term interventions at households where:

· Children have poor attendance levels at schools

· Family members under 18 are involved in crime, or the household is involved in anti-social behaviour

· Household members are claiming out of work benefits. 

The national agenda recognises that these households take up considerable resources across the public sector. Many of these families may be in debt, in rent arrears and at risk of eviction. 

Three Rivers District Council has already been supporting the previous Think Family programme with the addition of a Housing Challenge, Family Intervention Project Keyworker to their Community Safety Team. This worker has worked alongside the Intensive Family Support Team to provide long term support and intervention with households with complex, multiple and escalating problems. 

The Council will continue to work in this area within the new Thriving Families programme and has been selected as an early adopter for the programme. 

Delivering the Strategy
Delivery arrangements
Delivery arrangements

Action Plan                                                            

The actions, resources and timescales involved in delivering the strategic priorities are detailed in a separate Housing Strategy Action Plan.

That document will be monitored quarterly and reviewed annually to ensure that delivery is being achieved as well as to ensure that it is kept up to date with any changes in national or local policy and to add further short term actions.
Monitoring and review

Progress in delivering the strategy will be overseen and monitored by the following key partnership groups and Council Committee:

· Housing and Regeneration Initiative (HARI)

· Three Rivers Homeless Partnership

· Local Strategic Partnership

· Sustainable Environment Policy and Scrutiny Committee

During the lifetime of the Strategy best practice will be considered and services and processes adapted as a result of experience.  Improvement will also be sought through sharing information with partners, both locally and sub-regionally.

Resource constraints

There are many pressures on the resources available to deliver the Strategy and resources are likely to be further reduced in the future.  The Council has to achieve considerable savings.  There is also increased pressure on budgets such as DFGs.  Priorities for investment in housing, associated infrastructure and the economy have been outlined.

Seeking to achieve value for money and to find new ways to attract additional resources will continue to be high priorities.

Partnering

HARI is a partnership between Watford and Three Rivers Councils and RPs active in the districts.  

Three Rivers is also involved in the Herts Choice Homes partnership across five local authority areas.   Some of the items in the action plan may be taken forward and monitored across the five areas.

There is also considerable joint working at a county wide level that Three Rivers Council actively participates in. The Hertfordshire Housing Consortium and sub-groups form a partnership structure for housing services across Hertfordshire County.  

A key aim of the Herts Housing Consortium is to identify and agree common approaches to housing, affordable housing and quality neighbourhoods and to sustaining Hertfordshire's unique character and quality of life.  

The Consortium will work together to maximise affordable housing in both the public and private sector through the development of policies, protocols and the sharing of knowledge and expertise.  The partnership brings together representatives from:

· The ten local authority housing teams

· The Chair of Hertfordshire Planning Officer Group

· The Chief Executives of ten of the county's leading social/affordable housing providers

· Hertfordshire County Council - Health and Community Services

· The Homes and Communities Agency

Through the partnership a coordinated approach can be developed to address shared goals and to tackle conflicting issues with regard to housing growth in the County.  There is a need in Hertfordshire to provide more affordable homes - but this needs to balance the impact of desirable growth against the need to maintain the quality of the environment.

Partnerships responding to new agendas

Partnering arrangements need to include enough flexibility to respond to new agendas.  

· The operation of HARI will be reviewed over the coming year.  

· Welfare reform includes some specific challenges that will increase the need for local authority housing services to work closely with advice agencies including CAB, credit unions, revenues and benefits services, Jobcentre Plus and Work Programme prime contractors, as well as housing providers and Herts County Council.

· There is to be a new statutory requirement for housing and social care to work effectively together to meet the needs of vulnerable people.  The draft Care and Support Bill includes a clause stating that authorities must ‘make arrangement for ensuring co-operation’ between various groups, including housing officers, adult social care, and directors of children’s services.
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Appendix One: Three Rivers location and main settlements

[image: image2.emf]
The Three Rivers District Council was formed in 1974. It was named after the Gade, Colne and Chess rivers which criss-cross the area. The district has a population of 87,300
. There are quick and efficient transport links into central London and easy access to Heathrow, Luton and Stansted airports.

Three Rivers is located in the south west corner of Hertfordshire, bordering Buckinghamshire to the West and Greater London to the South. The Eastern part of Three Rivers partially surrounds Watford and borders Hertsmere.
Hertfordshire is a prosperous place. Despite having no major cities, it is the second most densely populated county in the country with a mix of new towns, market towns and rural villages. Its residents are generally well educated, well-paid, healthy and living in safe communities.  
Despite this overall picture of Hertfordshire being a good place to live, there are some areas of growing concern which need to be tackled so that all its residents can continue to enjoy the good quality of life offered in the county.
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The main settlements in Three Rivers are:

Rickmansworth (Population: 15,000) Rickmansworth is the main town within the Three Rivers district. It grew rapidly in the 1920s and 30s after the arrival of the train station and is now largely a commuter and market town. 

South Oxhey (Population 12,400) This large estate is made up mainly of council-built property. It was built after the Second World War to alleviate housing pressures in London resulting from the Blitz as well as generally inadequate housing.

Croxley Green (Population: 12,200) Situated on the main route between Rickmansworth and Watford, most houses were built in the 1930s as 'metroland' development following the arrival of the station. There is no main retail centre but it does have several small shopping parades.

Abbots Langley (Population: 10.500) This settlement was part of the wider Watford district until the1974 boundary changes. It has one of the largest retail centres in the district. Leavesden Film Studios are located to the south of the village.

Chorleywood (Population 6,800) This is another settlement within the district which has grown as a result of the arrival of the railway station. 

Appendix Two: Policy Context

National Policy

Local decisions: a fairer future for social housing

This consultation document set out a package of proposed housing reforms, including the introduction of Affordable Rent, and the legislative changes that would be introduced by the Localism Act 2011.

Affordable Rent

In February 2011, the HCA published its 2011-2015 Affordable Homes Programme - Framework, setting out its approach to funding the provision of new affordable housing.  The Framework document also set out the government's intention to largely replace social rented housing with Affordable Rents, at up to 80% of market rents.  This new product was included in an update to Planning Policy Statement 3 in June 2011 and now falls within the definition of affordable housing in the National Planning Policy Framework.  The government's intention is to maximise delivery of affordable housing by boosting RPs income streams.

Affordable rented homes will be allocated in the same way as social rented housing is as present. RPs will have the flexibility to offer Affordable Rent properties on a flexible tenancy of at least two years. 

The main issues for the Council to address include:

The gap between local market rents and current RP rents

Monitoring of revenue raised in Three Rivers to ensure it is used by the RP to deliver new affordable social housing locally

Any decision to introduce higher affordable rents needs to take account of the needs and circumstances of local communities

A decision on the proportion of social housing re-lets converted to this new tenure

Laying the Foundations: A Housing Strategy for England

In November 2011 the Government published ‘Laying the Foundations: A Housing Strategy for England’.  There had been a raft of initiatives in the housing arena and the strategy was an attempt to draw these together in a coherent framework.

The main focus of the strategy is on new supply.  The strategy highlights the economic benefits of housing, and is very much steered by seeing housing growth as a way to stimulate the economy.  Specific initiatives in the strategy to increase supply include:

· A government backed mortgage indemnity scheme

· FirstBuy equity loan scheme

· Growing Places Fund

· Tackling stalled sites

· Re-negotiation of S106 agreements

· Get Britain Building Investment Fund

· Freeing up public sector land

· Land Auctions

· Community Right to Build

· Financial incentive via the New Homes Bonus

Localism Act 2011

The Localism Act received Royal Assent in November 2011. The Act devolves greater powers to councils and neighbourhoods and gives local communities more control over housing and planning decisions.  

“The Localism Act sets out a series of measures with the potential to achieve a substantial and lasting shift in power away from central government and towards local people.  They include: new freedoms and flexibilities for local government; new rights and powers for communities and individuals; reform to make the planning system more democratic and more effective and reform to ensure that decisions about housing are taken locally

Housing is one of the 5 key measures set out in the Act alongside Community Rights, Neighbourhood Planning, Empowering cities and other local areas, and a general power of competence.

The main housing provisions that the Council will need to address include:

· A new form of flexible tenure for social housing tenants

· Power for local authorities to discharge their duties to homeless people by using private sector accommodation

· The power for local authorities to limit who can apply for social housing within their areas

· Requirement on each local authority to produce a tenancy strategy

· The power for local communities to take forward development in their area without having to apply for planning permission if 50% support of the community is secured through a referendum

· Introduction of the National Planning Policy Framework which supersedes Planning Policy Statement 3  

The Localism Act 2011 enables local authorities to end the main homelessness duty by arranging an offer of suitable accommodation in the private rented sector, without requiring the applicant’s agreement.
The Act includes protections to ensure that the accommodation in the private sector will be available for a sufficient period of time to provide certainty for households.  The assured shorthold tenancy must be for a minimum fixed term of 12 months and if the applicant becomes unintentionally homeless again within two years of accepting the private rented sector offer, the main homelessness duty will recur regardless of priority need.

Homelessness (Suitability of Accommodation) (England) Order 2012 – Consultation

The government proposes that accommodation used for the purposes of a private rented sector offer to end the main homelessness duty is not regarded as suitable when:

· The local housing authority are of the view that the accommodation is not in a reasonable physical condition

· The local housing authority are of the view that any electrical equipment does not meet with the identified electrical equipment (safety) regulations

· The local housing authority are of the view that the landlord has not taken reasonable fire safety precautions with the accommodation and any furnishings supplied

· The local housing authority are of the view that the landlord has not taken reasonable precautions to prevent the possibility of carbon monoxide poisoning

· The local housing authority are of the view that the landlord is not a fit and proper person to act in the capacity of a landlord

· A house in multiple occupation is subject to mandatory or discretionary licensing and is not licensed

· The property does not have a valid Energy Performance Certificate or gas safety record

· The landlord has not provided the local housing authority with an adequate tenancy agreement

Welfare Reform Act 2012

The Welfare Reform Act 2012 is now in force and through a series of legislative measures contained within it, Government is seeking to reduce the UK’s welfare benefit costs by £18 billion over the next five years and promote work as more beneficial than claiming benefit.  Embedded in the Act are a range of measures designed to simplify, streamline and reform the payment of out of work, income, housing and disability related benefits; re-assess the fitness or otherwise of claimants to work; and provide employment related support.

The Welfare Reform Act includes a number of aspects that are of concern to the housing sector.  In particular there are concerns about the potential impact on the viability of housing association businesses of rent direct, new social sector size criteria (under-occupation/"bedroom tax") and the overall benefit cap.

The welfare reforms

There are four key elements to the welfare reform programme, which follow on from reforms that were introduced under the previous government:

· To replace the complex mix of out of work benefits and working tax credits with a single Universal Credit

· To introduce a single welfare to work programme (the Work Programme), designed to support longer term unemployed people back to work

· To reassess claims of disability and incapacity related benefit, and particularly individuals’ capability to work

· To cap the total amount of benefit that working age people can receive so that workless households should no longer receive more in benefits than the average earnings of working households.  The cap will be £500 per week for couples and families regardless of family size.

Changes to welfare benefits

Out of work benefits – Jobseekers Allowance (JSA), Incapacity Benefit (IB), Employment and Support Allowance (ESA), Severe Disablement Allowance (SDA) and Income Support (IS) will all be replaced by Universal Credit.

Housing benefits – LHA will be incorporated into Universal Credit from October 2013 but current reductions in LHA for under 35 year olds and penalties for working age families under-occupying social housing and the benefits cap (to be administered by reductions in Housing Benefit payment) will impact from April 2013.

Personal Independence Payments (PIPs) will replace Disability Living Allowance (DLA) with existing claimants of DLA being re-assessed.

Working Tax Credit (WTC) and Child Tax Credit (CTC) will be incorporated into Universal Credit.

Council Tax Benefit will be replaced with a localised support mechanism from April 2013.  Funding will come from un-ring fenced grants paid directly to local authorities but will encompass a 10% saving on the current Council Tax Benefit bill.

The Universal Credit will be implemented in phases from October 2013 (subject to piloting from pathfinders) as follows:

· 2013-14 – 500,000 new claimants of benefits and credits will be placed on Universal Credit and around 500,000 existing claimants will move to Universal Credit when they experience a significant change of circumstances.

· April 2014 onwards – 3.5 million existing claimants of benefits and credits move onto Universal Credit  when they experience a significant change of circumstances

· 2015-17 – 3 million households will be transferred to Universal Credit by local authority boundary as the old system winds down.

The amount of Universal Credit paid will depend on a claimant’s level of income and other family circumstances with reference to four elements:

· A standard allowance to cover basic living costs

· Support for those with children

· Support for housing costs

· Support for ‘other particular needs and circumstances’

From a combination of each of these elements a maximum payment will be calculated, which will then be reduced according to the earned and unearned income of the claimant 

The Work Programme

The Work Programme (WP) is the Government’s key initiative for supporting people into employment. Individuals are referred to a WP prime contractor once they reach a certain point in their claim of out of work benefits. The WP operates on a payment by results basis.  Prior to referral to the WP, claimants can access a range of support tools through Jobcentre Plus advisors.  One tool is skills conditionality where the skills needs of claimants are identified and then they are mandated onto local employment related training.  The introduction of the WP has changed the employment support available to individuals.  Particularly it will affect the longer term unemployed and those with more complex needs.

Work capability reassessment and disability reassessment

The reassessment of Incapacity Benefit (IB) claimants through the Work Capability Assessment (WCA) has been ongoing since October 2008 for new ESA applicants and is now assessing the fitness for work the UK’s 2.6 million claimants of IB.  It is being carried out by private sector firm ATOS, and claimants are being put into 3 groups dependent upon the outcome of their assessment:

· ‘fit for work’, where they have the opportunity to apply for JSA and actively seek employment;

· ‘support group’, where they are transferred to ESA as they are unable to work

· ‘work related activity group’, where they receive the basic rate of ESA and support in getting back to work.  Their medical condition will also be reviewed again

This change causes a significant loss of income for those moved to JSA from IB; over £28 a week is lost for those aged over 25 and nearly £43 a week for those under 25.  The outcomes are also increasingly being met with appeals and challenges.

DLA will not be included in Universal Credit, however, but it will be replaced with PIPs to streamline the system.  Reassessment is expected to cause a 20% reduction in costs and 500,000 fewer people receiving DLA by 2015.  Medical conditions also have to exist 6 months prior to assessment and be likely to continue for at least 6 months after claiming.

Housing Benefit

Universal Credit will replace most existing benefits including Housing Benefit.  The reform to Housing Benefit (or the housing component of Universal Credit as it will become) will introduce a new size criteria or ‘bedroom tax’ in the social rented sector whereby those under-occupying their property may receive a penalty of between 14% for one extra room to 25% for two or more rooms.  Benefit will also be received directly by the tenant.

From October 2013, there will be a total benefit cap of £26,000 a year, equivalent to £500 a week for a couple or family; where this is exceeded Housing Benefit will be restricted to a nominal 50p a week.  Where it is less, the amount of Housing Benefit paid must not take total income over the £500 a week level.  A cap of £18,200 a year or £350 a week applies for single claimants.  The policy only applies to people of working age.  Those who are working and receiving Working Tax Credit will be exempt.

There is also a new cap on LHA which sets LHA at the 30th percentile of Private Rented Sector (PRS) market rents in each Broad Rental Market Area (BRMA), as opposed to the previous median.  Following the changes to LHA, the Department for Work and Pensions suggest that the average family in England will lose an average £22 a week.  The change to LHA for private tenants and Housing Benefit for social tenants, are likely to have impacts upon the extent to which people can afford to live in certain neighbourhoods.  There may be movements to seek cheaper rental property or people downsizing to social housing hat better meets their requirements without under-occupancy penalties.

The rules around the new 'housing element in Universal Credit' are part of the much larger set of regulations covering Universal Credit.  For social housing tenants the housing element will be based upon the amount of liable rent, eligible service charges and subject to the size criteria.  

A flat rate deduction for each non dependent in the household will then be taken off the housing element.  This will be known as the Housing Cost Contribution (HCC).  The DWP has stated that the HCC is expected to be about £65 per month.  The intention is to simplify the treatment of non dependents and provide work incentives.  Any renter (the regulations refer to the tenant as the 'renter') who falls into the following categories will not be subject to a HCC:

· A person who is blind or registered blind

· A person in receipt of the care component of disability living allowance (DLA) (middle or high rate)

· A person in receipt of the daily living allowance of a personal independence payment (PIP)

There will be no deduction for HCC if the non dependent is one of the following:

· A person under 21 years of age

· A person in receipt of state pension credit

· A person in receipt of the high or middle rate of DLA

· A person in receipt of attendance allowance

· A person in receipr of the daily living component of PIP

· A person in receipt of carer's allowance

· A person who is a prisoner

· A lone parent with a child under five

Proposals in the regulations reduce the types of service charges which are eligible to be covered by housing benefit.  The draft regulations list just three types of charges, which are: eligible services necessary to maintain the fabric of the building; cleaning of communal areas; and window cleaning, where there is no one in the house able to clean them.  This is to replace the existing approach under housing benefit of defining ineligible services.  These draft regulation if implemented would mean a number of currently eligible services (such as maintenance of communal garden) would become ineligible.

The draft regulations set out how under-occupation measures will operate under Universal Credit.  Deductions for housing costs will be made of 14% of eligible rent for one surplus bedroom and 25% for two or more.  One bedroom will be allowed for each of the following:

· A couple

· A person who is not a child (aged 16 or over) - this includes a lodger and/or non dependent

· Two children of the same sex

· Two children who are less than 10 years old

· Any other child

· A non- resident overnight carer where the tenant or partner has a need for this care - this provision mirrors the definition of needing overnight care in the LHA rules.  It should be noted that it does not cover an extra room needed either for a carer for a disabled child or non dependent living in the house.  Nor does it allow for an extra room to allow a disabled child to have a single room.

The size criteria does not apply to 

· Those over state pension credit age (new Regulation(A13(2))

· Exempt accommodation

· Shared ownership properties

· Temporary accommodation

The regulations contain two important protections for claimants:

· Protection on death for up to 52 weeks (new Regulation 12BA)

· 13 week protection where the tenant could previously afford the rent and housing benefit has not been claimed in the last 52 weeks

Temporary absence rules are overarching to all housing benefit claims and are therefore not replicated within the size criteria regulations.

Landlords will be expected to determine how many rooms are in a house, but not whether a particular bedroom is large enough for sharing.  The definition of "exempt accommodation" includes supported and sheltered housing.  There is some concern that some schemes might be deemed to fall outside the definition because the support and care service is provided separately, other than by the landlord.  

The regulations provide for an overall cap on the total amount of benefit a household can claim.  This will be £500 for a couple or single parent with dependent children and £350 for single people.  DWP estimates this will affect some 63,000 households - with over 40% living in th social rented sector.

The combined effect of the interaction of the benefit cap, the under-occupancy measure and rent direct will be extremely difficult to predict and quantify.

Other aspects of the roll-out of Universal Credit which are still causing concern and not yet tied down are: 

· The limited availability of suitable financial products to support tenants receiving Universal Credit payments directly; 

· The operation and syncing of HMRC's RTI (real time information) system, particularly in relation to self-employed claimants, or claimants with minimal and/or sporadic income; 

· The operational readiness of the payments system itself.  

Health and Social Care Act 2012

The Health and Social Care Act puts clinicians in charge of shaping services.  Supported by the NHS Commissioning Board, new clinical commissioning groups, they will now directly commission services for their populations.

Patients will be able to choose services which best meet their needs including from charity or independent sector providers, as long as they meet NHS costs.

The Act establishes Healthwatch patient organizations locally and nationally to drive patient involvement across the NHS.

Clinical Commissioning Groups (CCGs) must work with local health and well being boards, in assessing local needs, and developing commissioning plans to meet them.

At the local level local authorities will be in charge of driving health improvement, pulling together the work done by the NHS, social care, housing, environment health, leisure and transport services.  Local authorities must employ a director of public health and must publish annual reports that can chart progress.  Wider determinants of health (for example housing, economic development, transport) can be more easily impacted by local authorities.  The responsibility for commissioning health improvement and public health activity will transfer to local authorities from April 2013.

The Health and Social Care Act 2012 contains the first ever legal duties on health inequalities for NHS commissioners and the Secretary of State.

Care and Support white paper/Draft Care and Support Bill

A Care and Support White Paper has been published alongside a draft Care and Support Bill.  Together they set out the Government's plan for transforming care and support so that everyone in England can plan and prepare for their care needs, access high quality care when they need it, and exercise choice and control over the care they receive.

Chapter 3 of the White Paper specifically highlights the interaction between housing, health and social care.  Amongst other announcements, the Government has set out:

· A new care and support housing fund, worth £200m of capital funding over the next five years from 2013/14 to encourage providers to develop new accommodation options for older people and disabled adults.  Future details on the fund are due to be published in October 2012.

· Further work with Foundations, the national body for Home Improvement Agencies, to extend their services to more people who fund their own adaptations and ensure that people obtain timely support in securing appropriate home modifications.
In addition, underpinning many of the proposals will be a complete overhaul and modernisation of care and support law with a new draft Bill, based on the Law Commission’s recommendations. The draft Bill seeks to place people’s needs and goals at the centre of how care and support will work in future, and will ensure that local authorities work for the wellbeing of everyone in their area. This includes a clause stating that authorities must ‘make arrangement for ensuring co-operation’ between various groups, including housing officers, adult social care, and directors of children’s services.

Making every contact count: A joint approach to preventing homelessness, CLG

Making every contact count is the second report published by the Ministerial Group on Homelessness.

The report encourages better cross-service working between councils, charities, health services and the police to focus on earlier support for people likely to become homeless.  It also places an increased emphasis on payment by results.  

The report considers how services can be managed in a way that prevents all households, regardless of whether they are families, couples, or single people, from reaching a crisis point where they are faced with homelessness.   The aim of the report is to make sure that every contact local agencies make with vulnerable people and families really counts.  It brings together government commitments to:

· Tackle troubled childhoods and adolescence

· Improve health

· Reduce involvement in crime

· Improve skills; employment; and financial advice

· Pioneer social funding for homelessness

The law puts a duty on local authorities to provide accommodation for families with children and vulnerable individuals in priority need who are homeless through no fault of their own.  Whilst local authorities have no statutory duty to accommodate other people, they are expected to provide support and they have a duty to provide advice and assistance to all those threatened with homelessness.  Government has identified ten local challenges that should lead to all local homelessness teams delivering a gold standard service.  They are to:

· Adopt a corporate commitment to prevent homelessness which has buy in across all local authority services

· Actively work in partnership with voluntary sector and other local partners to address support, education, employment and training needs

· Offer a Housing Options prevention service, including written advice to all clients

· Adopt a No Second Night Out model or an effective local alternative

· Have housing pathways agreed or in development with each key partner and client group that includes appropriate accommodation and support

· Develop a suitable private rented sector offer for all client groups, including advice and support to both clients and landlords

· Actively engage in preventing mortgage repossessions including through the Mortgage Rescue Scheme

· Have a homelessness strategy which sets out a proactive approach to preventing homelessness and is reviewed annually so that it is responsive to emerging needs

· Not place any young person aged 16 or 17 in Bed and Breakfast accommodation

· Not place any families in Bed and Breakfast accommodation unless in an emergency and then for no longer than 6 weeks

In line with the Care and Support White Paper, the report emphasises links to health and social care.  The report includes commitments by the Department of Health to:

· Work with the National Inclusion Health Board to improve the evidence base on the health of homeless people and the recording of homeless patients in the health system

· Fund Homeless Link to improve outcomes for homeless people with dual drugs/alcohol and mental health needs.  Homeless Link will work with 5 local authority areas to support local services and commissioners to understand and identify clients with dual needs, and to develop and disseminate effective service models

· Work with Homeless Link to ensure medical professionals discharging patients who are homeless or at risk of becoming homeless know who to approach for help with meeting housing needs

· Explore how to make every contact with a health professional count to reduce health inequalities and prevent homelessness for the vulnerable and excluded in society
Local Government Finance Bill 2012-2013

The Bill would introduce a number of changes to local government finance.  These include:

· Introducing a scheme to allow for local retention of business rates 

· Allowing for the introduction of tax increment financing

· Introducing a council tax redemption scheme to replace council tax benefit

· Making technical changes to council tax including an empty homes levy

Instead of business rates going straight to the Treasury for redistribution, overall councils will now get to keep 50 per cent of what they earn in business rates giving them a real incentive to go for growth and encourage enterprise and job creation.  But the reality is that some wealthier authorities earn more in business rates that they used to receive from the current formula grant, while there are other authorities who earn much less.  So Government is leveling the playing field through a mixture of “top-ups” and “tariffs”.

In the first instance, Government will calculate a funding level for every local authority for 2013/14. Should a local authority receive more in business rates than its funding level then Government will take the difference (“tariff”) and use it entirely to "top up" local authorities who receive less than their funding level. Government intends that this will be fixed for seven years.

If economic activity increases, the total amount of money raised from business rates will grow too.  Where a council’s increase in revenue outstrips the increase in its funding level, Government will again take the difference through a levy.  So if an authority grows its rates by 2 per cent and it funding level growth is 4 percent, it will get to keep 2 per cent of that growth.

This money will be ploughed back into local authorities.  It will be used as a shock absorber to protect other authorities that see their income drop to a particular level, for example, as a result of a big business going under.

The scheme also enables local authorities to borrow money against future business rate growth to fund infrastructure projects in their area.  Councils that struggle to increase their business will have protection for basic services.

The Government has introduced a number of policies designed to bring more empty homes back into use. As part of this policy commitment, the Bill would amend council tax legislation to allow local authorities to offer a discount of between 0 and 100% of the council tax bill for certain empty properties. The Bill would also introduce a discretionary ‘empty homes levy’ where local authorities could charge up to 150% of the council tax bill for properties that are empty for more than two years. This power would replace the automatic exemption periods for certain types of empty property.

New Homes Bonus

New Homes Bonus is based on average council tax for the relevant council tax banding across the country for 6 years.  For 2012/13 the average council tax for Band D is £1,444.  

The breakdown of the amount payable by band is shown in the table below.  Other bandings are calculated as a proportion of Band D as shown.  80% of the payment comes to lower tier local authorities and the remaining 20% goes to upper tier local authorities.

	Band
	Proportion of Band D
	Council tax rate 2012/13
	X 80%

	Band A
	6/9
	£963
	£770

	Band B
	7/9
	£1,123
	£898

	Band C
	8/9
	£1,284
	£1,027

	Band D 
	9/9
	£1,444
	£1,155

	Band E
	11/9
	£1,765
	£1,412

	Band F
	13/9
	£2,086
	£1,669

	Band G
	15/9
	£2,407
	£1,925

	Band H
	18/9
	£2,888
	£2,310


Figures are taken from the council tax base return in October to calculate the main bonus for which payments are made in monthly installments throughout the following year.  

There is as premium for affordable homes of £350 per property for 6 years, but a different source is used (CLG table 1011) and the timing is out of sync with the main payment.  The CLG table reports completions April to March.  Completions 2012/13 will generate an affordable homes enhancement for new homes bonus in 2014/15. 

Renegotiation of Section 106 planning obligations consultation

The Government is currently consulting on a proposal to allow signatories to section 106 agreements to formally request reconsideration of planning obligations agreed in more buoyant market conditions.  The consultation closes on 8th October 2012.  At present S106 agreements can be renegotiated after five years.  The proposal is that for all planning obligations agreed on or prior to 5th April 2010, the relevant local authority can be asked to formally renegotiate the terms one month after the introduction of new regulations.  There will be no change to the ability to renegotiate voluntarily at any time.

There must be a strong justification for any change, and the resultant obligation must still be sufficient to make the development acceptable in planning terms.  The Department for Communities and Local Government's view is that some obligations agreed prior to April 2010 which include a high level of affordable housing, may now be so unviable that development may not occur at all under the current terms.  Those applications will therefore not deliver any affordable housing, and therefore the policy change will help bring forward more affordable housing than would otherwise happen.

Reinvigorated Right to Buy and one to one replacement

The reinvigorated scheme launched in April 2012 offers eligible tenants discounts of up to £75,000 off the value of their home, with a national pledge that every additional property sold will be replaced by a new affordable home to rent.

Review of the barriers to institutional investment in private rented homes

Sir Adrian Montague has completed a review of the barriers to institutional investment in private rented sector homes.

The report makes recommendation to speed up the timescale for building private rented homes need to meet existing and growing demand.  These include:

· Considering waiving affordable housing requirements on new developments of homes specifically for private rent

· Setting up a task force to encourage and support Build-to-let investment and to develop voluntary standards

· Targeted government incentives for Build-to-let business models, which could include sharing development risk in the short term

· That government allocate some of the public sector land being released for Build-to-let development

· Work with councils to identify sites and made them available to developers on the grounds that a proportion of the homes be let out to tenants. 

Homelessness Prevention Grant

It has been announced that funding for Homelessness Prevention will continue for the next two years and provisional allocations have been made for 2013/14 and 2014/15.  Three Rivers allocation is £57,146.

Policy in Three Rivers

Three Rivers definition of sustainable communities

'Sustainable communities are residential and workplace surroundings in which people live and thrive, where there is a balance and integration of the social, economic and environmental components that define a community area. These communities are safe and inclusive, well planned, built and run, and offering equality and opportunity for all'.

Sustainability cuts across all of the priorities of Community Strategy.  Whilst economic growth and development is not identified as a specific priority, the priorities that have been chosen aim to underpin further growth and support those pockets within the district that are deprived. 

Three Rivers Community Strategy 2012 - 2018

The Three Rivers Community Strategy has been developed by the Local Strategic Partnership. The Local Strategic Partnership works to improve the quality of life for the people of Three Rivers by working in partnership to create a district which is safe, healthy, and prosperous, and which is where people want and are able to live, work and visit.  

A new Community Strategy has recently been completed following extensive consultation.  This identified five priorities that can best be addressed through partnership working, one of which is affordable housing.  It also refers to overcrowding as a significant problem. The Community Strategy has five priorities overall:

· Children and young people's well being

· Health and disability

· Adult skills and employment

· Affordable housing

· Crime and anti-social behaviour

The community strategy also has a focus on the following deprived areas within Three Rivers:

· South Oxhey

· Maple Cross and Mill End

· Particular areas of Abbots Langley

Another cross cutting theme is concerned with sustainability and reducing the impact on the environment.  This includes financial sustainability to reflect the challenging funding environment.

LDF - Core Strategy

The Core Strategy was adopted at the Full Council meeting on 17 October 2011 and now forms part of the Development Plan for the area. The Core Strategy sets out in broad terms how we will plan for, and deal with, future development in Three Rivers. It contains important policies to help address the pressing need for affordable housing and sufficient services such as schooling in the area as well as promoting more sustainable development in general. 

Spatial vision in Three Rivers Core Strategy 

Looking forward to 2026 and beyond, the District will remain a prosperous, safe and healthy place where people want and are able to live and work.

The priorities for the future are:

a) To provide growth required to support local communities and provide for their needs in the most sustainable way possible

b) To locate growth in the most sustainable locations in terms of access to services and transport networks and impact on the environment

c) To improve access to housing and affordable housing for communities across the whole District

d) To provide opportunities for local employment and maintain the vitality and viability of existing centres across the District, reducing the need to travel

e) To promote sustainable transport options to improve access for all communities and reduce dependence on the car

f) To support growth with appropriate investment in infrastructure to ensure that new and existing communities can access services that they require

g) To reduce inequalities across the District, in particular through regeneration of the South Oxhey area

h) To recognise opportunities to make the best use of land whilst minimising adverse impacts on the character of the District and minimising harmful changes to the built, historic and natural environment

i) To recognise opportunities to improve and enhance the built, historic and natural environment wherever possible

j) To limit changes to the Green Belt that will be necessary to accommodate some growth required to locations which result in the least harm to Green Belt and sustainability objectives.

All growth will need to be sustainable so that the present needs of residents and businesses in Three Rivers can be met without compromising the ability of future generations to meet their own needs. New development will need to mitigate its impact on the causes of climate change and should be resilient to climate change impacts. Opportunities to reduce the impacts on the environment of existing built stock will be supported.

In essence, future development must secure a balanced provision between homes and jobs that also safeguards and enhances the environment, maintains the Green Belt, secures good services and facilities for all and achieves a sustainable transport system. Growth required in the District will maintain or improve the quality of life of Three Rivers' communities.

Housing policies in the Core Strategy

The East of England Plan requires Three Rivers to accommodate 5,000 dwellings between 2001 and 2026, an average of 200 dwellings per year. The Council has considered available evidence both on the need for housing in the District and the capacity of the District to accommodate this need. The Council considers that it is appropriate for Three Rivers to provide 4,500 dwellings between 2001 and 2026, a target of 180 homes per year.

The Council expects that housing requirements will be met through dwellings already completed, dwellings under construction and with planning permission, sites to be identified through the Site Allocations Development Plan Document and unidentified sites from within the existing urban areas (windfalls).

	Progress Made in Meeting Three Rivers Housing Targets



	Three Rivers Housing Target 2001-2026
	4,500 dwellings

	Net Completions 2001-2010
	1,974 dwellings

	Sites Under Construction 


	191 dwellings

	Sites with Full Planning Permission 

	358 dwellings

	Sites with Outline Planning Permission 

	20 dwellings

	Total Supply
	2,543 dwellings

	Number of Houses that need to be found land for
	1,957 dwellings




It will therefore be necessary to identify land for at least 1,957 dwellings. The majority of housing supply between 2001-2026 is expected to come from within existing urban areas.

However evidence from the Strategic Housing Land Availability Assessment Update (2010)12 shows that there will not be sufficient housing capacity within existing urban areas towards the middle and end of the Plan period, but that there is potential to meet housing targets from sites both within urban areas and on the edge of urban areas.

Housing provision will be made primarily from within the existing urban area (approximately 75% of total housing development between 2001-2026) and also from housing sites at the most sustainable locations on the edge of existing settlements, in the Green Belt (approximately 25% of total supply between 2001-2026).

It is anticipated that approximately 60% of housing requirements will be met in the Key Centres as defined in the settlement hierarchy. This is likely to be achieved in part through significant mixed use development at Leavesden Aerodrome and through regeneration in South Oxhey.  Specific sites will be identified through the Site Allocations Development Plan Document

The Council will require housing proposals to take into account the range of housing needs, in terms of size and type of dwellings as identified by the Strategic Housing Market Assessment and subsequent updates. 

The assessment indicates that need in the District to 2021 is for approximately:

• 1 bedroom units: 30%

• 2 bedroom units: 35%

• 3 bedroom units: 34%

• 4+ bedroom units: 1%

These proportions should form the basis for the housing mix of development proposals and provision across the District. However it is recognised that they may need to be adjusted for specific schemes to take account of market information, housing needs and preferences and specific site factors.

New development will also provide a range of house types and sizes to reflect the existing and future needs of the Three Rivers population and the characteristics of housing in the area.  This includes provision of housing for the elderly and supported and specialist accommodation which will be encouraged in suitable and sustainable locations.

Addressing local affordability 

Average house prices in the District are some of the highest in the country outside London.  As a result, many local people have difficulty in accessing housing on the open market. This particularly affects the young and those on lower incomes who are entering the housing market. Improving the supply and standard of affordable housing is therefore one of the priorities of the Community Strategy.

The Strategic Housing Market Assessment (2010) provides a thorough assessment of current and future housing markets and needs and the housing requirements of specific groups.

The key findings from the Assessment are that:

· The requirement for affordable housing in and around the Three Rivers area remains exceptionally high. This is largely as a result of very high house prices and rents, a constricted supply of suitable sites for all housing types and losses from the existing affordable stock through 'Right To Buy' sales 

· In order to completely satisfy affordable housing requirements, all future housing supply in the district to 2021 would need to be affordable. This represents the highest requirement amongst the six authorities within the London Commuter Belt (west) sub-region

· In terms of tenure, 23% of housing to 2021 would be needed as social rented and 77% as intermediate

· When affordable housing requirements are considered across the Watford housing sub-market 22% would be needed as social rented and 52% as intermediate, giving an overall requirement for 74% of future housing supply to 2021 to be affordable.

While in overall terms, the evidence shows that there is a greater need for intermediate housing, the most urgent need within Three Rivers is for social rented affordable housing as demonstrated by the Housing Register. Providing social rented housing is therefore the priority for the District.

When considering the level and type of affordable housing requirements, it is also important to take into account economic viability considerations and the Council has undertaken a Development Economics Study in partnership with adjoining authorities.

The Study concludes that on average a 45% overall target for affordable housing from future housing developments across the District is achievable.  It is recommended that a flexible approach be taken on a site-by-site basis, with greater amounts being sought in some higher value areas and lower amounts in lower value areas.  It also recommends that the site threshold at which targets are sought should be set at one unit to enable small sites to contribute towards affordable housing provision in the District.

In order to increase the provision of affordable homes in the District and meet local housing need as informed by the Strategic Housing Market Assessment, the Council will:

a) In view of the identified and pressing need for affordable housing in the District, seek an overall provision of around 45% of all new housing as affordable housing, incorporating a mix of tenures. All new development resulting in a net gain of one or more dwellings will be expected to contribute to the provision of affordable housing 

b) As a guide, seek 70% of the affordable housing provided to be social rented and 30% to be intermediate

c) Allocate specific sites, at higher or lower proportions of affordable housing depending on site circumstances, location and density of development. In some cases a target of 50% or above may be appropriate. Site specific targets will be set through the Site Allocations Development Plan Document

d) Require the affordable housing provided to reflect the mix of size and type required for future housing, as identified in the Strategic Housing Market Assessment and subsequent updates and Council priorities for provision which is currently for family sized dwellings to meet the most urgent housing needs in the District

e) In most cases require affordable housing provision to be made on site, but in relation to small sites delivering between one and nine dwellings, consider the use of commuted payments towards provision off site. Such payments will be broadly equivalent in value to on-site provision but may vary depending on site circumstances and viability

f) Permit small-scale affordable housing within and immediately adjacent to the village core areas of Sarratt and Bedmond on the basis of need through the release and allocation of Rural Exception Sites. Allocations will be made through the Site Allocations Development Plan Document.

In assessing affordable housing requirements including the amount, type and tenure mix, the Council will treat each case on its merits, taking into account site circumstances and financial viability. In calculating the percentage of affordable units to be provided as part of a development scheme, the affordable housing requirement will normally be 'rounded up' to the nearest whole number.

The Council will produce further guidance on the provision of affordable housing in the District, in the form of an Affordable Housing Supplementary Planning Document. This will include guidance on the calculation of commuted payments from small sites and the role and use of such funds in the Council's wider housing strategy. It will be regularly updated, taking into account the findings from new research and monitoring information.

Neighbouring authorities and our partners

The Hertfordshire Local Enterprise Partnership

In October 2010 the Government announced that Hertfordshire's local enterprise partnership (LEP) proposal was one of the 24 proposals given the go ahead to proceed.  The Hertsfordshire Local Economic Partnership has produced a detailed economic outlook which can be viewed at: http://www.hertfordshirelep.com/consultation/
The primary role of the Hertfordshire LEP is to provide strategic leadership in relation to economic development for the county. 

As part of this role it would therefore be responsible for:

· Ensuring that conditions are created to maximise economic opportunities within Hertfordshire

· Maximising public and private sector investment in the creation of wealth and jobs

· Improving the co-ordination, effectiveness and impact of economic development programmes

· Advocating on behalf of the Hertfordshire economy nationally and internationally

· Working with neighbouring economies to address key economic challenges

Hertfordshire 2021 partnership 

Partners across Hertfordshire have met several times in the past 5 years and examined the issues, challenges and opportunities that exist across the County and these have informed the Sustainable Community Strategy which is set out in the Hertfordshire 2021 document. The Herts Housing Consortium recognises the effort and work that went into producing this vision and is content to adopt it priorities and work with partners to take them forward on a collective basis.

The long term objectives (2008-2021) for housing are as follows:

· Ensure partners work together to understand housing needs and market demands in the county 

· Ensure we have an appropriate mix of housing provision to support those needs and demands, especially relating to:

· Key workers 

· Other key occupational groups

· Migrant workers 

· Preventing homelessness 

· Ensure a minimum of 35% new housing will be affordable and that this is sensibly integrated with private (i.e. full cost) housing

However, the county also shares many common and strategic challenges: 

· Hertfordshire is a generally prosperous county with high levels of productivity and low levels of unemployment but it does have some deep rooted pockets of deprivation. Approximately 5% of our Lower Super Output Areas are in the bottom quartile nationally. 

· It is an attractive and desirable place to live and work. Maintaining its unique quality of life will be critical to maintaining Hertfordshire's prosperity and its attractiveness as a business location. 

· Affordability, particularly in terms of house prices, is an important issue. The county faces a challenge of providing a range of accommodation to support a balanced labour market. 

· With four national motorways, three neighbouring international airports, two main line rail routes and high levels of in/out commuting, Hertfordshire has some of the busiest roads and railways in the country (35% higher than the national average). This infrastructure is overstretched and new investment will be needed to support economic and housing growth. 

· A significant proportion of its local population has lower level (below NVQ2) skills. This is a lag on the economy in terms of available skills, as well as limiting individuals' life chances and a drain on public resources. 

The Hertfordshire LEP will address the key strategic issues facing the county of managing economic growth investment, infrastructure and sustainable development. Equally, it would have the capacity and knowledge to respond to the diversity of interests and local economic needs that also exist within the county.

Appendix Three: Evidence Base

Population and households

The first release of the 2011 census data relates to overall population size, and the gender and age structure.  

	Census 2011: Population Size

Three Rivers – 87,300 people live here, a change of 5% since 2001.  

In 2001, there were 82,900 people living in Three Rivers



	Age Group
	Total Pop
	%
	Male %
	Female %

	All
	87,300
	
	49%
	52%

	0 to 4
	5,400
	6%
	52%
	50%

	5 to 14
	10,900
	12%
	52%
	50%

	15 to 64
	56.200
	64%
	49%
	51%

	65+
	14,700
	17%
	43%
	57%

	90+
	800
	0.9%
	25%
	75%


There are currently 36,100 households in the District
 

Ageing population

The older population in Three Rivers will increase significantly over the next two decades as shown in the tables below.

	Three Rivers population aged 65 and over, projected to 2030



	
	2012
	2015
	2020
	2025
	2030

	People aged 65-69
	4,600
	5,000
	4,600
	5,100
	6,000

	People aged 70-74
	3,300
	3,600
	4,700
	4,300
	4,800

	People aged 75-79
	3,000
	3,000
	3,300
	4,200
	4,000

	People aged 80-84
	2,300
	2,500
	2,600
	2,900
	3,700

	People aged 85-89
	1,600
	1,700
	2,000
	2,200
	2,400

	People aged 90 and over
	1,000
	1,200
	1,500
	1,900
	2,400

	Total population 65 and over
	15,800
	17,000
	18,700
	20,600
	23,300

	
	2012
	2015
	2020
	2025
	2030

	People aged 65-69
	0
	9%
	0%
	11%
	30%

	People aged 70-74
	0
	9%
	42%
	30%
	45%

	People aged 75-79
	0
	0
	10%
	40%
	33%

	People aged 80-84
	0
	9%
	13%
	26%
	61%

	People aged 85-89
	0
	6%
	25%
	38%
	50%

	People aged 90 and over
	0
	20%
	50%
	90%
	140%

	Total population 65 and over
	0
	8%
	18%
	30%
	47%


· The 47% increase in those aged 65 and over is slightly more than for Hertfordshire as a whole (46%).  Across England the increase is projected to be 43%.

· At present the proportion of the population in Three Rivers aged 65 and over is estimated at 17.52% and the proportion aged 85 and over is estimated at 2.88%.  By 2030 these proportions are projected to increase to 21.82% for those aged 65 and over and 4.49% for those aged 85 and over.

· There are an estimated 2,000 people aged between 65 and 74 living alone and a further 3,955 aged 75 and over.  By 2030 the number aged between 65 and 74 living alone is projected to increase to 2,760 and those aged 75 and over is projected to increase to 6,133.

Nomis official labour market statistics

	Three Rivers

	Resident population
	88,900

	Aged 16 to 64
	56,100

	
	All
	Male
	Female

	Economically Active
	45,200
	24,500
	20,700

	
	In employment
	40,400
	22,100
	18,300

	
	Employees
	34,200
	18,700
	15,500

	
	Self employed
	5,200
	
	

	
	Unemployed
	2,500
	
	

	Economically inactive
	12,600
	
	


	JSA claimants – Three Rivers

	July 2009
	1,274

	July 2010
	1,104

	July 2011
	1,124

	July 2012
	1,057


	Three Rivers Key Benefit Claimants Feb 2012

	Total Claimants
	4,830

	Job seekers (JSA)
	1,140

	ESA and incapacity benefits
	2,030

	Lone parents
	540

	Carers
	400

	Others on income related benefits
	140

	Disabled
	460

	Bereaved
	110

	Key out of work benefits
	3,850


	Three Rivers Jobs (including self employment)
	37,000

	Jobs density (ratio of jobs to population aged 16 to 64)
	0.66 (GB 0.77)

	
	Employee jobs
	33,400

	
	Full time
	25,400

	
	Part time 
	7,900

	

	
	Manufacturing
	2,100

	
	Construction
	5,200

	
	Services
	25,900

	
	Distribution, hotels and restaurants
	7,500

	
	Transport and communications
	1,700

	
	Finance, IT, other business activities
	9,000

	
	Other services
	2,500

	
	Public Administration, education and health
	5,200

	Average gross weekly pay £593.80 compared to GB average £502.60


Ministry of Justice Court Possession Statistics

	
	2011
	2012

	
	Q1
	Q2
	Q3
	Q4
	Q1
	Q2

	Mortgage possession claims
	25
	25
	25
	20
	20
	15

	Mortgage possession claims leading to orders
	15
	15
	20
	15
	-
	15

	Landlord possession claims
	30
	40
	40
	45
	40
	25

	Landlord possession claims leading to orders
	25
	20
	25
	25
	30
	25


Homelessness

Data on statutory homelessness decisions and the number of households accepted as being owed the main homelessness duty show higher numbers in the two years 2010/11 and 2011/12 than in the previous two years.  For the first quarter of 2012 the number of decisions was 32 and the number accepted was 24, a continuation of this higher rate so far for 2012/13.

	
	2007/08
	2008/09
	2009/10
	2010/11
	2011/12

	Decisions
	71
	120
	109
	107
	125

	Accepted
	46
	73
	75
	44
	41
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Most of those accepted as owed the main homelessness duty are either couples with children or lone parents and the vast majority are aged between 18 under 45.  The most common reason for homelessness is parents and friends no longer being willing or able to accommodate them. Terminations of assured shorthold tenancies are also a significant factor.  This is a pattern found in most parts of the country.

Of the 73 households accepted as owed the main homelessness duty between April 2011 and March 2012:

· 34 applicants were aged 18 to 24

· 34 applicants were aged 25 to 44 

· 24 were couples with children

· 43 were single parents

· 39 were homeless because parents were no longer willing or able to accommodate them

· 15 were homeless because of the termination of assured shorthold tenancy, other loss of a private sector tenancy or rent arrears in the private rented sector

· 4 were homeless having lost their home due to mortgage arrears

Of the 24 households accepted as owed the main homelessness duty between April and June 2012:

· 11 applicants were aged 18 to 24

· 10 applicants were aged 25 to 44 

· 9 were couples with children

· 13 were single parents

· 12 were homeless because parents were no longer willing or able to accommodate them

· 15 were homeless because of the termination of assured shorthold tenancy, other loss of a private sector tenancy or rent arrears in the private rented sector

· 1 was homeless having lost their home due to mortgage arrears

At 30th June 2012 there were 17 homeless households in temporary accommodation 

Housing Register

As at April 2012 there were 2,180 active applicants on the Council’s housing register, of which 275 were banded in priority bands A to C, urgent – high housing need.  At April 2012 there were 165 applicants on the Housing Register needing a certain property type due to their disability.

BME makeup of the housing register

The ethnic makeup of the housing register at the 31st March 2011 shows 8.91% of those who responded to the ethnic monitoring question are from a BME Community.  This proportion is lower than the numbers indicated by the mid year population estimate (2007) which show TRDC’s BME community at approximately 18.75% compared to 13% in the 2001 census.

People with mental health needs

In 2010 there were 8,646 18-64 year olds in Three Rivers with a common mental health disorder
.  Over the life of this strategy the number is expected to rise to 8,916 and for the period to 2030 this is expected to rise to 9,592; an increase of 3.12%
.

Housing in Three Rivers

Dwelling type (at 2001 census)

	Type
	Number
	Percentage

	Detached
	9,512
	28%

	Semi-detached
	12,415
	36%

	Terraced
	6,461
	19%

	Flat, maisonette or apartment 
	5,488
	16%

	Caravan or other temporary structure
	295
	1%


Tenure (at 2001 census)

	Tenure
	Number
	Percentage

	Owner occupied
	11,133
	33%

	Owner occupied with mortgage
	14,510
	43%

	Shared ownership
	132
	0.5%

	Local Authority
	4,423
	13%

	RSL
	877
	3%

	Private Landlord
	1,545
	5%

	Rented from other households
	819
	2%


Council tax bands

	Council tax band
	Number of dwellings at March 2001
	Number of dwellings at March 2011

	A
	693
	777

	B
	1,907
	1,997

	C
	6,123
	6,240

	D
	0,071
	9,645

	E
	6,683
	7,210

	F
	3,676
	3,928

	G
	4,757
	4,923

	H
	1,234
	1,386


RP housing stock in Three Rivers

	RP 
	Approx Stock Number (at June 2011)

	Thrive Homes
	3,735

	Home Group
	636

	Watford Community Housing Trust
	408

	London & Quadrant
	23

	Metropolitan
	11

	Notting Hill Housing Group
	15

	A2Dominion Group
	3

	Affinity Sutton
	11

	Aldwyck
	95

	HPCHA
	41

	Places for People
	127

	Paradigm
	31

	Housing 21
	59

	Network
	107

	English Churches
	29

	Origin
	105

	Circle
	14

	Sanctuary
	107

	Rickmansworth Churches
	26

	Hanover
	39

	Anchor
	29

	Total
	5851


Private Sector Stock Condition Survey 2011

Of the dwellings surveyed 4% were found to have Category 1 hazards (Housing, Health and Safety Rating System).  The main issue relates to thermal efficiency issues (Excess Cold).

	
	% with Category 1 defects

	Abbots Langley
	3.3%

	Chorleywood
	2%

	Croxley Green
	6.5%

	Sarratt 80
	11.5%

	Watford Rural
	6.9%


The survey data estimates a total of 3,336 vulnerable households, of which 12.3% live in non-decent homes.

Energy efficiency

The average SAP rating for the private sector dwellings as a whole in the District is 61.  The last survey gave an average SAP rating of 56, and the English House Condition Survey 2007 recorded an average of 50 across all tenures.

The total carbon emissions for the Council is 171,705 tonnes/year, an average of 5.5 tonnes per year per dwelling.  This shows a reduction of 1.3 tonnes per annum per dwelling since the 2006 survey.

Disability and health

The survey collected details of long term illnesses within the District, including those classed as disabled.  Overall 6% (1,855) of the households contain people disable or suffering a long term illness compared to 10% in the 2006 survey.

Over £1.1m is needed to complete all the adaptations needed for households with an income of less than £15,000.

Funding for Disabled Facilities Grants (DFGs)

	Year
	Number of DFGs
	Total annual spend

	2009/10
	50
	£459,751

	2010/11
	62
	£540,923

	2011/12
	57
	£453,242


Three Rivers housing market

Data on house prices from Hometrack

At July 2012, Hometrack records the following average prices for properties in Three Rivers:

	1 bed Prices (Flat)
	167,645

	2 bed Prices (Flat)
	220,272

	2 bed Prices (House)
	260,326

	3 bed Prices (House)
	344,064

	4 bed Prices (House)
	614,337


The following graph shows how house prices have changed over time:
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Average prices for detached dwellings are used to show high priced properties and lower quartile prices for flats and maisonettes are used to show low priced properties.

Affordability data from Hometrack

The following chart shows that, based on an ability to borrow 3.5 times income, for first time buyers (red diagonal line) an income in the band £35,000 to £40,000 is required to buy into the lower end of the flats and maisonettes housing market.  For a terraced property, for a first time buyer, an income of £50,000 to £55,000 is required and for semi-detached property, an income of £60,000 to £65,000.  Detached properties are well beyond the reach of most households 
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Study: Impact of the Affordable Rent tenure on affordability and the viability of developments in Three Rivers.

A recently completed study for TRDC by BNP Paribas Real Estate has considered the impact of Affordable Rents (AR) from the perspectives of both development viability and of affordability to potential tenants.  The study focuses specifically on the impact of the new tenure on the viability of Section 106 developments and their ability to meet the Council's affordable housing target.  It assesses the impact on affordability for households in housing need, of substituting the 70% social rented element of affordable housing required by the Core Strategy, with AR rents at various percentages of market rent.

The study identifies the following rental sub-markets in Three Rivers:

	Zone
	Areas

	A
	Abbots Langley, Kings Langley, Croxley Green

	B
	Rickmansworth S and Maple Cross

	C
	Rickmansworth N and rural hinterland

	D
	Prime Three Rivers

	E
	Oxhey and Watford fringe


Affordability

The following average weekly rent levels (£s per week) have been used in the study for each of these broad areas:
	Sub-market area
	One beds
	Two beds
	Three beds
	Four beds
	Five beds

	A
	176
	212
	314
	413
	551

	B
	175
	246
	339
	545
	529

	C
	172
	195
	346
	570
	540

	D
	193
	305
	378
	644
	1104

	E
	160
	221
	345
	552
	655


It is immediately evident that there is considerable variation in the costs of rents in different parts of Three Rivers district.  To test the affordability of these rents, the study has assumed that households may spend up to 33% of their net income on rent, including service charges, and for each zone the rents payable at different deciles (10% to 80%) of market rent have been calculated.  The affordability of AR dwellings at the various percentages of market value is then considered for households with earnings of £5,000; £10,000, £15,000; £20,000; £30,000 and £35,000 per annum.

At present, according to the most recent Strategic Housing Market Assessment, all households accessing social rented properties in Three Rivers are earning less than £15,000 per annum and 68% are wholly dependent on benefits. At incomes of £15,000, £25,000, and £35,000, the highest percentage setting for AR that would be affordable is as follows:

	Income £15,000
	One bed
	Two bed
	Three bed
	Four bed
	Five bed

	Zone A
	40%
	30%
	20%
	10%
	10%

	Zone B
	40%
	20%
	20%
	10%
	10%

	Zone C
	40%
	30%
	20%
	10%
	10%

	Zone D
	30%
	30%
	10%
	10%
	None

	Zone E
	40%
	30%
	20%
	10%
	10%


	Income £25,000
	One bed
	Two bed
	Three bed
	Four bed
	Five bed

	Zone A
	70%
	50%
	30%
	20%
	20%

	Zone B
	70%
	40%
	30%
	10%
	10%

	Zone C
	70%
	60%
	30%
	20%
	20%

	Zone D
	60%
	50%
	30%
	20%
	10%

	Zone E
	70%
	50%
	30%
	20%
	10%


	Income £35,000
	One bed
	Two bed
	Three bed
	Four bed
	Five bed

	Zone A
	80%
	80%
	50%
	40%
	30%

	Zone B
	80%
	50%
	50%
	20%
	20%

	Zone C
	80%
	80%
	50%
	30%
	30%

	Zone D
	80%
	70%
	40%
	30%
	10%

	Zone E
	80%
	70%
	50%
	30%
	20%


At £15,000 nothing is affordable at even 50% of market rent.  At £25,000, one beds could be afforded at 60% to 70% of market rent and two beds could be afforded at 50% in most areas, but three beds could only be afforded at 30% of market rent.  At £35,000 one beds and two beds in some areas would be affordable at 80% of market rent.  For properties of four beds or more Affordable Rent is not generally affordable.

Those unable to afford AR would be able to claim Housing Benefit.  Under the current benefits system, there is no cap on the amount of benefits that a household can receive (other than LHA caps for private sector properties).  Consequently, larger households are able to access a sufficient amount of Housing Benefit to access a property which is large enough to meet their needs.

The government's programme of welfare reform includes the introduction of a 'Universal Credit' which will cap the total amount of benefits that a household can claim at £500 per week, or a £26,000 per annum.  This cap is inclusive of Child Benefit and applies regardless of household size (for single person households there is a lower cap of £18,000).  

The study has tested the ability of households to meet their housing costs under the new arrangements by running the affordability calculations at a £26,000 per annum income.  A slightly different picture emerges for each zone.  In general, sufficient benefits can be claimed under Universal Credit for 80% of market rent for one beds.  For two beds the percentage of market rent that can be afforded and remain within the overall benefit cap ranges from 50% in Zone B to 80% in Zone C.  For three beds the percentage is 40% to 50%; for four beds 20% to 30% and five beds 10% to 20%.  Unsurprisingly affordability deteriorates when unit size increases.  

The London Commuter Belt (West) Strategic Housing Market Assessment 2010 indicates that 45% of social rented housing need is for units with three or more bedrooms.  In Three Rivers, a rent for a family unit set at 80% of market rents would exceed the amount within the Universal Credit eligible for covering housing costs.  Non-working families who rely on Housing Benefit would be excluded from AR unless lower rents can be set.  Although Universal Credit does not apply to working families, those households who are reliant on an element of Housing Benefit support might be reluctant to opt for an AR tenancy.  This is because they may be concerned about the impact of potential loss of employment, and the Universal Credit cap subsequently coming into effect and potentially impacting on their ability to pay their rent.

Viability

For the study, the consultants have prepared a notional residential development scheme with private sales values rebased so that they are reflective of market conditions in each of the sub markets in the District, as identified in the Council's Affordable Housing Viability Study.  The schemes were then appraised using the Homes and Communities Agency's Economic Appraisal Tool ('EAT'), to determine the maximum reasonable proportion of affordable housing that developments can provide.  The same notional schemes have been used in each sub market area to ensure a consistent basis for comparison.  

Four mixes of dwellings are considered based on 20 dwellings per hectare, 30, 35 and 60.

Scheme 1
20 x 5 bed

Scheme 2
10 x 3 bed semi detached, 10 x 4 bed town house, 10 x 4 bed detached house: total 30

Scheme 3
12 x 3 bed semi detached, 14 x 4 bed town house, 9 x 4 bed detached: total 35

Scheme 4
9 x 1 bed flat, 21 x 2 bed flat, 12 x 2 bed town house, 18 x 3 bed semi: total 60

The appraisals all assume that 45% of the units are provided as affordable, with a tenure split of 70% rented and 30% shared ownership housing.  For each iteration of the appraisal, the rented element of the affordable housing is provided either as social rent, or as affordable rent.  For appraisals which include affordable rent, the percentage of market rent is varied, starting at 20% and increasing to 80% in 10% steps.

The results of the appraisals have been tested against two benchmark land values, a residential land benchmark and an industrial land benchmark (based on assumptions in Affordable Housing Viability Study)

All schemes stacked up in zones C and D (Rickmansworth North and rural hinterland; Prime Three Rivers) i.e. they would generate higher residual values than both benchmarks, even with social rent.  In Zone A the rents would need to be increased to exceed the residential land benchmarks, generally by 60% to 70% depending on the scheme.  In Zone B the rent charged needed to increase by between 30% and 70% depending on the scheme.  In Zone E, none of the schemes were able to meet the residential land benchmark.  To meet the industrial land benchmark, 80% rents would need to be charged for schemes 1 and 2 and 60% for scheme 3.  Scheme 4 would not meet either benchmark even at 80%.

The consultants conclude that the affordability analysis points to a clear need for the Council to continue to secure as many units at social rent as development viability will permit.  In some parts of the District, it should be possible to secure affordable housing with 70% of dwellings provided at social rent, in line with the Core Strategy.  In other parts some rental uplift is needed, but this varies between areas and existing land use.  A single approach is not recommended due to the different economics in the District.  Three Rivers could adopt a base position requiring the rental element as affordable rent, with variations only accepted on proven viability grounds.  

� TRDC Community Strategy


� Nomis official labour market statistics


� 2001 Census tables for workplace commuting (based on the employed resident population, the workplace population, the number living and working in the district and the corresponding commuting patterns)


�   LCB West Strategic Housing Market Assessment 2010


� Additional information on Three Rivers policy approach is also included in Appendix One.


� The analysis of key issues also make reference to the following which the Housing Strategy is mindful of: car dependency and sustainable transport; local employment to tackle out commuting; climate change; the enviroment - landscape, biodiversity, green infrastructure and heritage; fear of crime and anti-social behaviour.


� Appendix 2 Impact of affordable rent


� Herts County Council, Accommodation Strategy for Older People


� Annual monitoring report


� Three Rivers District Council House Condition and Energy Survey Report 2011


� Census 2011


� A Plain English Guide to the Localism Act, November 2011, Department for Communities and Local Government


�Review of the barriers to institutional investment in private rented homes, CLG, August 2012


�   At March 2011, 36,100 dwellings in the District (Council Tax Data)


� Projecting Older People Population Information System 


� Report Adult psychiatric morbidity in England, 2007: Results of a household survey, published by the Health and Social Care Information Centre in 2009.


� Prevalence rates applied to ONS population projections for the 18-64 population to predicted numbers of people with mental health problems, projected to 2030.


� ONS Neighbourhood Statistics
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