
Classification: Unrestricted 

 
 
 

Classification: Unrestricted 

 
1 

 
 

Draft Housing Delivery Strategy 2019-2025 

Welcome to our new Housing Delivery Strategy 2019-25.   

Our Housing Delivery Strategy sets out the council’s plans for contributing directly to increasing the 

supply of much-needed affordable housing in Welwyn Hatfield, helping to meet our strategic vision 

for housing.  Our vision set out in our Housing Strategy is: 

“Providing local people with opportunities to access good quality homes which they can afford to 

live in and where they can enjoy settled, secure and healthy lives.” 

1. BACKGROUND 

Why do we need a Housing Delivery Strategy? 

The purpose of this strategy is to create a new framework for facilitating the direct provision of 

additional housing in the borough by the council, including a process for identifying how many 

homes the council needs to provide and how they will be delivered.  

The council has already successfully facilitated the delivery of new homes through its Affordable 

Housing Programme (AHP) which has been in place since 2012.  The AHP was launched following the 

introduction of new government policy, whereby the council was permitted to use a proportion of 

receipts from the sale of council homes through Right to Buy to fund replacement of social 

rented/affordable rented housing.  The programme provides affordable homes over and above 

those that are provided via the planning system.   

The council’s Affordable Housing Programme has been delivered through a combination of grant 

funding to private registered providers and in recent years, through its own direct delivery 

programme.  All homes currently delivered directly by the council are delivered through its Housing 

Revenue Account and let on secure tenancies at social rent. 

Our Housing Delivery Strategy sets our wider vision for direct housing provision, including how we 

will diversify our activities to complement the existing Affordable Housing Programme to meet 

identified housing need in the borough. 

Housing need and demand in Welwyn Hatfield 

In Welwyn Hatfield the demand for new homes is significantly outstripping supply.  

This has been evidenced through a range of studies and assessments, including the information 
obtained by the council through its management of the borough’s Housing Needs Register.   

Housing demand in the borough cuts across all tenures and property types, with the objectively 
assessed need (OAN) for housing currently standing at 16,000 new homes over the local plan period 
(up to 2032).   

The Strategic Housing Market Assessment (SHMA) forms part of the evidence base for the Local 

Plan.  It was last updated in May 2017 and identified that at least 793 homes are needed per annum 

over the plan period (2013-2032) and 818 affordable homes needed annually over the next five 

years to clear the backlog of under-supply and meeting the requirements of newly forming 
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households, with annual need falling to 602 affordable homes per annum once the backlog is 

cleared.   

Note: At time of writing the council’s Local Plan is going through the inspection process and a final 
decision on the number of homes to be provided for has not been reached. 

In addition to supply, there is a clear need for housing which is affordable, based on local earnings, 

with the average house price in Welwyn Hatfield having reached more than £447,000, this 

representing an increase of 56% since 2012. 

 

This upward trend is reflected in the earnings to house price ratio, currently 1:12 for lower value 

properties and rising year on year.  Despite our currently uncertain economic environment this has 

increased from 1:11 last year.  

 

Homelessness and living in unsuitable accommodation is: 
 

 damaging for health, educational and social outcomes of individuals 

 bad for the council’s reputation and very costly 

 

The introduction of the Homelessness Reduction Act in 2018 placed a greater duty on the council to 
take earlier interventions for residents who may be at risk of becoming homeless.   
 

Current supply of social and affordable rented housing 

The borough council is landlord to 9,000 tenancies plus 1,000 leaseholders.  

There is also a large number of private registered providers (housing associations) operating in the 
borough and together they manage approximately 4000 homes.   

However, the demand for affordable housing is much higher than the 400 homes which become 
available for let each year by the council and the 170 homes owned by the other social landlords 
operating in our borough1.  

Housing needs register  

As at May 2019 there were 2,539 households on the housing needs register, and there is a clear lack 

of new lettings to keep up with demand.  However, there is evidence that there are some people on 

the register who can afford more than a social rent – but not full market rent levels. 

Affordability and Demand Assessment  
 
The council recently commissioned a report by Savills to identify affordability as well as demand 
issues in Welwyn Hatfield. 

 

                                                           
1
 Average annual figures for the past three years 
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The conclusion of the report was that there is a high demand in the borough for sub-

market/intermediate homes particularly in and around Welwyn Garden City and Hatfield. If high 

quality intermediate homes can be provided this would reduce pressure on the housing needs 

register, giving a number of households a chance of finding a home more quickly through widening 

their options. 

The Savills research looked at the levels of affordability for the intermediate housing at a borough 

wide level (this is also broken down to five sub-markets in main towns) and concluded that those on 

the lowest incomes are already accommodated in the council’s own housing stock or have access to 

the housing needs register, however the gap in supply affects around 12,000 households whose 

income is in the £35,000 to £65,000 range. Of these households the majority are able to afford 

intermediate priced housing, especially in the smaller bedroom sizes. 

Specifically the report identified that: 
 

 There is demand for affordable housing across the whole of the borough.  However in 
Welwyn Garden City and Hatfield there are large affordability gaps affecting households in a 
narrow range of income bands.  In Welwyn Garden City, the affordability gap affects 
approximately 2,000 households earning between £25,000 and £55,000. In Hatfield, around 
2,100 households earning between £20,000 and £35,000 are constrained. 

 
Direct provision of intermediate ‘sub market’ housing to meet local need 
 
Therefore, to complement the work that the council is doing to increase the supply of social rented 
and family sized homes, the council has created Now Housing Limited, a wholly council-owned 
company which will seek to help address the need for sub market housing in around Hatfield and 
Welwyn Garden City, mainly focusing on one and two bedroom properties. 

 
This will provide an additional delivery vehicle to complement the existing Housing Revenue Account 

development programme. The objectives of the company will be to: 

 Provide good quality, well managed homes for residents in the borough of Welwyn Hatfield 
which people can afford to live in and which complement the council’s existing and planned 
housing provision 

 Support the growing local demand for a mix of housing tenures by providing intermediate, 
low cost home ownership or open market homes and letting sub-market and market rented 
homes 

 Be a financially robust company, generating a profit to be used for the purpose of providing 
more affordable housing and delivering financial returns to the shareholder 

 Stimulate local housing regeneration and partnership working 

Achieving efficiencies through re-use of existing HRA land 

A recent assessment carried out on behalf of the council by Faithorn Farrell Timms (FFT) confirmed 

that there is potential to deliver more housing on the council’s HRA land assets.  A number of sites 

have been identified for further consideration and the council continues to review how existing land 

and assets can bring new opportunities to meet the identified additional housing need. 
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Welwyn Hatfield Housing, Homelessness and Rough Sleeping strategy 

Our Housing, Homelessness and Rough Sleeping Strategy 2019- 2024 has identified five key 

priorities, all of which form part of the drivers behind this Housing Delivery Strategy including: 

 Deliver more housing to meet the needs of local people 

 Make best use of housing in the borough 

 Meet the housing needs of older and vulnerable people 

 Improve access to and maintaining standards in the private sector 

 To prevent and relieve homelessness 

 

This Housing Delivery Strategy aims to facilitate meeting these key priorities by delivering the 

following objectives:  

 

 Increasing the number and mix of homes of all tenures to meet the assessed need of local 

people, and striving for policy compliant schemes which would mean 25-30% of all new 

homes developed will be affordable and for at least half of that figure to be at social rents 

 Reducing the need for temporary accommodation and the associated risk of requiring 
unsuitable and expensive bed and breakfast accommodation 

 In partnership with Hertfordshire County Council, understanding the demand, planning for 

and delivering the right type of accessible and specialist housing for people with mobility 

and support needs. 

 Delivering high quality, energy efficient homes which provide long term comfort and security 

for people. 

 Building on our working relationships with developers and housing providers, to encourage 

investment in the borough, fostering successful partnerships and seeking out opportunities, 

sites and innovative house building methods to deliver new homes via the Housing Revenue 

Account (HRA), General Fund and the Local Housing Company or in partnerships or joint 

ventures. 

 Running a successful housing company as an additional vehicle for the delivery of new 

homes across a range of tenures, to complement our Affordable Housing Programme, with 

the aim of meeting a wide range of housing need in the borough. 

 Responding to the changing needs of our community, through change of use, planned 

programmes of renovation, redevelopment and regeneration of our existing housing stock. 

 Continuing to implement the council’s Older Persons Housing Strategy Action Plan, using 

new housing to facilitate a reduction in under-occupancy and releasing under-occupied 

family housing through an alternative, desirable, quality housing offer 
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2. The HOUSING DELIVERY STRATEGY AS PART OF THE COUNCIL’S WIDER PLANS 

The council’s wider corporate commitment to housing provision is reflected in its Business Plan 

2018-21, which identifies housing as one of its five corporate priorities, and including the specific 
objectives of planning for current and future housing need and providing more affordable homes. 

The borough council has used a number of strategic policies and research to inform this delivery 
strategy. They can broadly be split between analysis of the demand and proposals to satisfy that 
demand as set out in the diagram below: 
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3. HOW WILL THE AFFORDABLE HOUSING DELIVERY STRATEGY WORK?  

Building on the success of the Affordable Homes Programme, our Housing Delivery Strategy provides 

our framework for our new ambitions and provide clear criteria for any new homes delivered.   

Any new council homes will continue to be of the highest design and construction quality, setting a 

benchmark for other developers and demonstrating how local planning policies can be achieved to 

reflect the council’s business plan objectives as well as national policy. 

By setting out the aspirations of new delivery we will be able to test new schemes against these 

parameters to create a robust framework for scheme assessment and review. Such assessment will 

take a holistic approach, taking into account the benefit of building our assets in the longer term.  

This approach will include collaboration between the Housing and Communities team and other 

council services, to ensure a wider corporate approach and the maximisation of opportunities to 

deliver positive outcomes for Welwyn Hatfield. 

The strategy does not aim to reduce the council’s ambition to continue its role as enabler – we wish 

to continue working with private registered providers and developers to secure additional supply of 

both private and affordable homes, remaining flexible in responding to market conditions and taking 

advantage of any windfall opportunities which may arise. 

Types of housing to be provided through the Housing Delivery Strategy 

A key aim of this strategy is to broaden the range of housing products delivered directly by the 

council.  This will include: 

Tenure type Delivery vehicle 

Social rented homes   Council, Housing Revenue Account 

Flex – a new product providing  intermediate 
rent and rent to buy homes, based on a flexible 
living rent for the borough 

Now Housing Limited 
May include joint venture partnerships on a 
scheme by scheme basis 

Market price homes for rent and sale, as 
required for cross subsidy or to support tenure 
diversification and regeneration aims 

Now Housing Limited 
May include joint venture partnerships on a 
scheme by scheme basis 

 

Further modelling and analysis of these options are set out in the council’s draft Housing Revenue 

Accounts Business Plan and the Now Housing Limited Business Plan. 

How the schemes may originate and be delivered 
 
The following options have been considered.  However, this is not an exhaustive list: 
 

 Utilising council owned HRA land, including those being identified by FFT and through our 
internal ‘Spot the Plot’ initiative (an internal marketing campaign getting staff to identify 
potential development sites) 

 Utilising General Fund land (such as garage sites) where deemed viable and appropriate by 
the council 

 Design and Build (direct delivery) 

 Land and Property acquisitions 
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 Regeneration opportunities, including sheltered housing and temporary accommodation 

 ‘Off The Shelf’ deals and acquisition of completed homes 

 Package Deals 

 Joint Ventures 

 Partnerships, including with Hertfordshire County Council, local developers, Private 
Registered Providers and land owners  

 
Location of new homes 

The core geographical areas of operation for Now Housing are Welwyn Garden City and Hatfield as 
informed by the Savills research.  However, we will remain proactive in seeking activities in all areas 
within the borough where there are suitable opportunities, identified need, demand and delivery 
potential. Delivery via the Affordable Housing Programme will continue to be throughout the 
borough, where opportunities to deliver suitable, affordable housing can be progressed. 
 
Delivering this strategy and the role of the Housing Delivery Group 
 
The council’s Housing Delivery Group is responsible for the implementation of this Housing Delivery 
Strategy.  
 
The Housing Delivery Group, comprises key managers from the Housing and Communities Team, 
drawn from all areas of operation, including development, asset management and housing 
operations.  This group’s role is to ensure that different opportunities for increasing housing supply 
are considered and referred to the appropriate delivery vehicle for further consideration and 
decision. 
 
The council’s primary vehicle for delivering new affordable housing will continue to be through the 
council’s Housing Revenue Account so that the focus can remain on providing social tenancies.   
 
Housing Delivery Group – decision making process 
 
A new process has been introduced in the following stages and will be the key principles by which 
agreement will be reached on the suitability of the development and to which delivery vehicle it 
should be referred. 
 
Criteria for agreeing development and suitability for delivery via HRA or Now Housing are as follows: 

1. All schemes must be planning policy compliant (affordable housing required on all schemes 
of 11 homes or more and sites of 0.5ha) 

2. Any scheme up to 5 homes will be delivered at social rent 
3. Schemes from 5 – 10 homes, options can be considered on the tenure 
4. Schemes of 10 or more homes (in addition to being policy compliant as required) will be 

considered.  As a starting point this will be based on a 50% - 50% split between Now Housing 
and Housing Revenue Account homes of any homes over and above policy requirement.  
However, a detailed appraisal will take place to confirm the final outcome. 

5. Schemes delivered through either the HRA or by Now Housing must be considered viable in 
accordance with the respective Business Plans, following a robust appraisal process  
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Considerations when reaching decisions on the best delivery mechanism will be: 

 Fit with other council strategies and activities.  This includes the council’s Business Plan, the 
Housing, Homelessness and Rough sleeper Strategy,  the Older Person’s Housing Strategy 
and other corporate programmes and regeneration plans  

 Current housing need and demand   

 Existing approved developments and other pipe line opportunities - looking at budget 
availability and balance of delivery 

 Delivery on S106 sites - including numbers and tenure 

 Existing council and housing association stock in the location (rented and intermediate)  

 Overall balance between Social rent/ Affordable Rent/ FLEX product and sale 

 Scheme appraisals and costs 

 Available budget and profiling of budget, as set out in the Housing Revenue Account and 
Now Housing Limited business plans. 

 Requirement to spend Right To Buy receipts and potential penalties 

 Borrowing capacity 

 Anticipated delivery timescales  

 Anticipated rents  

 Social value and benefits  

 Opportunity to assist with regeneration and area improvements  

 Location and specific demand within the location 
 
This will allow officers to make a robust and justifiable rational for the particular delivery vehicle (or 
joint vehicles) to be considered by the Group for further discussion and recommendation. 
 
Housing Delivery Group – ensure good governance and accountability 
 

 The Housing Delivery Group will ensure a clear audit trail for its recommendations. 
 All recommendations will be noted, with the rationale for each decision recorded, based on the 

criteria set out above.   
 All recommendations much link to either the Housing Revenue Account or Now Housing Limited 

Business plan objectives. 
 The Housing Delivery Group will be responsible for ensuring consultation with other council teams 

and ensure there is a fit with council objectives, strategies and activities 
 The Housing Delivery Group will take responsibility for identifying the most appropriate council 

governance route for any update reports and recommendations it makes and keep the Cabinet 
Housing Panel appraised of activity and progress.  This will be in line with the council’s Constitution 
and the Shareholder Agreement for Now Housing Limited. 

 As part of all development activity, we will ensure effective resident engagement and stakeholder 
engagement, as per council strategies 
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How will the delivery of new homes be managed within the council and Now Housing? 
 
The new homes will be delivered within existing management structures.  
 
We will review capacity/skills as we move into delivery and bring in expertise and resources as 
required, with any applicable costs capitalised through projects that are in delivery. More details are 
contained within the How Housing Limited Business Plan. 
 

4. TARGETS FOR FUTURE HOUSING DELIVERY 

The council’s 2018-2021 Business Plan sets out the council’s vision, priorities and objectives for the 

period, with an Action Plan of more detailed performance indicators that can be measured by 

Members to track progress. 

The performance indicator for the delivery of new affordable housing is to achieve a rolling 

development pipeline of 500 new homes.  

This Housing Delivery strategy sets out the how the affordable homes will be developed both within 

the HRA and via Now Housing. The respective business plans provide details of which schemes are 

being developed within the pipeline and the timescales for completion. The current Now Housing 

Business Plan has a pipeline of 74 homes (with a target to deliver a total of 372 homes during the 

first five years of operation) and the council’s Affordable Housing Programme has current plans to 

deliver 437 homes, providing a combined total of 511 new affordable homes in the pipeline. 

The Housing Delivery Group will be responsible for oversight and implementation of the delivery 

strategy and ensuring that the 500 home rolling pipeline is achieved. The group will provide a more 

corporate focus to ensure that the council is seeking out new opportunities to deliver more 

affordable housing. 

Innovation is one of the council’s core values: 

We will evaluate and implement new ways of providing our services when it leads to greater 

efficiency without compromising their quality 

We believe that working in collaboration, the different Council departments will find new and 

innovative ways to ensure we achieve a rolling pipeline of 500 affordable homes. 
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Appendix A 

Scheme Summary Proforma for consideration by the Housing Delivery Group. 

The Housing Delivery group will require officers to provide robust evidence and recommend a 

delivery route for each scheme. This may be the HRA, NOW or a joint scheme. The proforma below 

will enable a clear audit and justification to be presented to the group for consideration. 

Please add comments to explain how the scheme achieves the criteria and tick either (or both) HRA 

& NOW boxes if compliant. 

The next stage will be to add comments to explain what considerations have been taken into 

account in arriving at the recommended delivery route. The comments columns have some initial 

questions and challenges but officers are encouraged to make this as detailed as possible – provide 

additional appendices or links to other sources as necessary. 

Finally, please add and date a recommendation for the group. 

Scheme:  

Criteria HRA NOW Comments 

Scheme must be planning policy compliant  
(affordable housing required on all schemes of 11 
homes or more and sites of 0.5ha and mix to be in 
line with planning policy) 
 

   

Any scheme up to 5 homes will be delivered at social 
rent 
 

   

Schemes from 5 – 10 homes, options can be 
considered on the tenure 
 

   

Schemes of 10 or more homes  
In addition to being policy compliant. , as a starting 
point schemes will be based on a 50% - 50% split of 
all homes above the policy compliant number 
between Now Housing and Housing Revenue 
Account .  However, a detailed appraisal will take 
place to confirm the final outcome. 
 

   

Schemes delivered through the HRA or by Now 
Housing must be considered viable, following a 
robust appraisal process and in line with the 
respective Business Plans. 
 

   

    

 

Considerations HRA NOW Comments 

Fit with other council strategies and activities.   
 

  This includes the council’s 
Business Plan, the Housing, 
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Homelessness and Rough 
Sleeper Strategy, the Older 
Person’s Housing Strategy 
and other corporate 
programmes and 
regeneration plans 

Current housing need and demand   
 

  Provide evidence from 
SHMA and waiting list 

How the opportunity fits/complements existing 
approved developments and other pipeline 
opportunities  
 

  Consider budget availability 
and balance of delivery 
between vehicles and 
explanation of delivery 
vehicle recommendation 

Available budget and profiling of budget, as set out 
in the Housing Revenue Account and Now Housing 
Limited business plans. 
 

  Any schemes 
recommended must be 
within the respective 
business plan 
 

Existing council and housing association stock in the 
location (rented and intermediate)  
 

  There may be a preference 
for delivery vehicle if land 
use or housing 
management benefits. 

Overall balance between Social rent/ Affordable 
Rent/ FLEX product and sale 
 

  Consider demand and 
financial viability 

Scheme appraisals and costs 
 

  Hurdle rates will need to 
be met that may impact on 
viability 

Requirement to spend Right To Buy receipts and 
potential penalties 

 

  HRA may be preferred to 
avoid penalties 

Borrowing capacity 
 

  Delivery vehicle may be 
preferred if there are 
borrowing constraints 

Anticipated delivery timescales  
 

  Consideration of timescales 
may impact upon grant 
availability or changes in 
legislation 

Anticipated rents    Tenure decisions will be 
heavily influenced by rental 
values 

Social value and benefits   All schemes should be able 
to provide such benefits 
within the construction 
period and also preferably 
the long term 

Opportunity to assist with regeneration and area 
improvements  
 

  Creating decant potential 
to assist with other wider 
regeneration activities 
should be considered 
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Location and specific demand within the location   This may be especially 
relevant to the NOW 
developments where 
financial viability required 
certain rent levels and turn 
over. 

 

Recommendation 

Recommendation Officer Name Date 

Set out your recommendations here   

 

Decision 

Recommendation agreed or rejected Officer Name Date of meeting 

Set out decision here with any conditions as 
necessary  

  

 

 


