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Report to: Community Board

Meeting date: 22 January 2020

Title: SOCIAL AND AFFORDABLE HOUSING 
DEVELOPMENT PROGRAMME

Originator: HEAD OF HOUSING

Status FOR DECISION

Purpose

This report outlines a proposal for the Council to undertake a building programme of new social 
and affordable housing within the Borough; with an initial aim of building 100 houses in the 
next three financial years, subject to land availability and planning permission.

Recommendations

That the Board approves:

 The principle of a programme to build social and affordable housing on Council owned 
land; initially over the next three years but with a long-term objective to build more, as 
set out in this report;

 Associated capital costs to be added to the Capital Programme (for approval by Full 
Council on 5th February 2020) of £7.5m; and

 Officers to develop associated delivery mechanisms and, in particular, seek to appoint 
both project management and construction development providers to enable work to 
commence in the new financial year.

1.0 BACKGROUND

1.1 Requirement

1.1.1 The Council already owns 3114 properties (and has a further 308 leasehold properties) 
as at 31 December 2019.  The Council, however, has a significant waiting list of 
residents seeking homes in the Borough.  The waiting list currently stands at almost 
1000 households; predominantly centered on family dwellings, particularly two 
bedroomed properties.  There are also specific, unmet, requirements for adapted 
dwellings for residents with disabilities.

1.1.2 More broadly, the Council also has a need for 170 new homes per annum as outlined 
in the current adopted Local Plan however this figure is likely to increase when the Local 
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Plan is revised due to the Government’s new standard methodology for calculating 
housing need which identifies a requirement of 238 dwellings per annum. 

1.1.3 Building new homes in the Borough also enables financial resilience for the Council by 
adding stock to our Council Tax baseline of properties as well as enabling a greater 
quantum of rents for the Housing Revenue Account (HRA) and providing resilience to 
the underlying HRA business plan.  The building programme will also help enable the 
Council to access New Homes Bonus funding from central Government (and also the 
successor to the Bonus, which the Government will consult on in Spring 2020).

2.0 REPORT

2.1 Given our waiting list and the other advantages associated with increasing our stock of 
social and affordable housing, officers have been reviewing where the Council could 
build homes within the Borough.  The Council does own a series of small land parcels 
across the Borough that could be utilised for this purpose and to enhance their 
economic value to the Council.  The initial sites that will form the first tranche of 
approximately 30 dwellings  to be built are detailed in Appendix A.  This is an initial 
assessment only and will be subject to futher feasibility study both of potential housing 
density that could be achieved on each site but also any planning implications and risks 
that would need to be considered in the next stage of the programme.  

2.2 Our initial assessment is that the series of land parcels identified will provide sufficient 
capacity for 100 new dwellings to be built over the next three financial years.  Officers 
will continue to review other Council owned land to form part of a longer-term pipeline 
of building.

2.3 Delivery
This will be a major element of our capital programme and will require the Council to 
contract with external third parties to enable development.  Officers will continue to 
develop a delivery solution to enable work to begin in the new financial year.  One option 
is to appoint a strategic partner with detailed experience in developing and building new 
social and affordable homes.  Appointing a single strategic partner has the advantage 
of a simpler procurement and delivery route; particularly if it is one with good local 
knowledge and expertise.  

2.4 A further option will be for officers to utilise national frameworks to procure both project 
management and construction and development expertise; to enable development for 
value for money.  Officers have also had several fruitful engagements with Homes 
England both to explore the potential for funding grants (see finance section below) but 
also to access their pool of experts to assist, as required, with programme delivery.

2.5 As our delivery mechanism matures, we will provide a further report to the Board to 
update on progress.
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2.6 Financial implications
Our initial assessment is that the associated three year costs of the programme will be 
in the region of £7.6m.  Our proposals to Full Council for the Capital Programme will 
include this cost, profiled over three years, assuming the Community Board agree to 
this building programme.

2.7 The Capital Programme already has an existing funding line to enable the Council to 
purchase new properties; as a mitigation to our waiting list.  However, this is not as 
cost-effective as a build programme and the Capital Programme proposals therefore 
reduce this funding line after this financial year.

2.8 As detailed above, officers are in discussion with Homes England officials to 
determine the potential for Central Government grant funding to help part-fund our 
costs; in particular the Small Sites Fund.  Initial discussions have been positive and 
the forthcoming March Budget (and subsequent Comprehensive Spending Review) 
has the potential to provide some long-term certainty for these funds (as part of the 
Government’s manifesto commitments).  Officers will update the Board on progress 
with these negotiations.

2.9 Our current assessments are that the £7.6m can, in part, be funded from Council 
Right to Buy receipts and also from existing HRA reserves with some initial borrowing 
required in the early years of the programme.  This is affordable within our Treasury 
Management Strategy; however, if we are successful in obtaining Central Government 
support, this will be used in lieu of any borrowing required.

3.0 RISK ASSESSMENT 

3.1 The primary risk to both the programme but also the speed at which the programme 
can progress concerns the ongoing nitrate issue in the Borough.  Due to ongoing 
eutrophication within Special Protection Areas (SPA) in the Solent area, Natural 
England has introduced a new requirement for all residential developments to be 
‘nitrogen neutral’. Since April 2019 the Borough Council has been receiving objections 
from Natural England to planning proposals which draw additional people into the 
Solent area and lead to an increase in the volume of wastewater being generated and 
discharged into the Solent. Policy LP42 of the Gosport Borough Local Plan 2011-2029 
requires proposals to not have an adverse impact upon internationally and nationally 
important habitats such as the Solent SPAs. This policy accords with the 
Government’s Habitat Regulations which requires that the highest level of protection 
is given to such sites. The Council must also have regard to Natural England’s advice 
as a statutory consultee, and the national body responsible for the environment. 
Proposals that cannot demonstrate that they are ‘nutrient neutral’ will therefore likely 
be refused planning permission at this time. 

3.2 To mitigate this risk, the Borough Council is continuing to work with its partners in the 
Partnership for South Hampshire (PfSH) to address the issue, however it is currently 
incumbent upon the applicant to demonstrate how, via on and/or off-site mitigation 
measures, their proposal would achieve ‘nitrogen neutrality’. With regard to the 
Borough Council’s own proposals, it is currently taking advice from Natural England 
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on how to fit water efficiency measures which can provide suitable mitigation for new 
dwellings. The Council is confident that a strategic sub-regional mitigation scheme will 
be implemented in the next few months which can deliver the appropriate mitigation. 

4.0 CONCLUSION
A social and affordable housing development scheme will provide significant benefit to 
the Council and Borough residents.  It can help enable us to address our waiting list 
requirements as well as support the financial position of both the HRA business plan 
and the Council more broadly.  Next steps will be for officers to develop detailed delivery 
proposals for the programme and also to, subject to Board and Council approval for the 
scheme, seek Central Government financial support for the scheme.

Financial implications: As contained in the report.

Legal implications:

Service Improvement 
Plan implications:

Corporate Plan:

Risk Assessment: As contained in the report

Background papers: Appendix A: List of sites for initiall dwellings

Author: Head of Housing


