
Annex 1 

Housing Strategy 2022-2027 
 
Vision: For Tonbridge and Malling residents to have access to good quality and affordable homes 
that meet their needs, whether renting or buying. 
 
Introduction 
 
This Strategy sets out Tonbridge and Malling Borough Council’s plans for housing services for 2022-
2027.  The Strategy has four priorities which are fundamental to providing good quality affordable 
housing. 
 
To achieve this vision the Strategy has four priorities: 

 
1. Making best use of existing homes, improving housing quality and sustainability 
2. Improving housing options and opportunities to prevent homelessness 
3. Delivering the homes our residents need in the places they are needed 
4. Working in partnership. 
 
The Housing Strategy sits under the Tonbridge and Malling Borough Council Corporate Strategy 2020 
– 2023 and works alongside other strategic plans such as the Economic Recovery Strategy 2021 – 
2023 and Climate Change Strategy 2020 - 2030.  This Strategy fulfils the requirement for a 
Homelessness and Rough Sleeping Strategy and encompasses an updated Tenancy Strategy. 
The provision of quality, affordable homes contribute to delivering the ambitions of other adopted 
borough strategies and priorities of the Corporate Plan. 
 
The Strategy has been developed in consultation with stakeholders including residents and local 
partner organisations [reference to Appendix with consultation statement]. 
 
It’s likely there will continue to be significant changes to the national policy, the housing market, 
local communities and the local government sector over the lifetime of the Housing Strategy, and it 
needs to be flexible to respond to changes.  To enable this flexibility and responsiveness the action 
plans to deliver the Housing Strategy will be made annually.  The action plan 2022 – 23 outlines 
delivery for year one. 
 
Partnership working is vital to delivering the ambitions of this Strategy and the success of the annual 
action plans will be the result of joint efforts across statutory, voluntary and community agencies. 
Effective partnership working is key across all housing services including homeless prevention and 
it’s important we continue and improve partnership working with a range of agencies and 
organisations to share best practice and achieve positive outcomes. 
 
National and local policy context 
 
The Strategy is informed by a wide legislative and policy context, with many changes to the national 
policy framework for housing and planning since the previous West Kent Housing Strategy 2016 – 
2021 key areas are outlined in this section. 
 
Homelessness Reduction Act 2017 
 
The Homelessness Reduction Act 2017 took effect on 3 April 2018, placing new duties on councils to 
work with homeless families to prevent or relieve homelessness before a main homeless duty is 
accepted.  The main changes brought in by the Homelessness Reduction Act 2017 are as follows: 

https://www.tmbc.gov.uk/downloads/file/1767/corporate-strategy-2020-2023
https://www.tmbc.gov.uk/downloads/file/1767/corporate-strategy-2020-2023
https://www.tmbc.gov.uk/downloads/file/1328/economic-recovery-strategy-2021-2023
https://www.tmbc.gov.uk/downloads/file/1328/economic-recovery-strategy-2021-2023
https://www.tmbc.gov.uk/downloads/file/1793/tmbc-climate-change-strategy


 

 Work to prevent homelessness of all eligible applicants likely to be homeless in 56 days 

 Work to relieve homelessness of all eligible applicants who become homeless 

 Take reasonable steps to secure accommodation for those who approach for assistance 

 New ‘Duty to Refer’ for public bodies working with homeless households to the Council 
homelessness team. 
 

The Government announced a new Rough Sleeping Strategy in 2018, with the aim of halving rough 
sleeping by 2022 and end it by 2027, now brought forward to 2025.  Funding has been provided 
through the Rough Sleeping Initiative and Rapid Rehousing Pathway for Councils to reduce rough 
sleeping. 
 
The Government announced the ‘Everyone In’ initiative in response to the Covid-19 pandemic in 
March 2020, instructing local authorities to bring rough sleepers in from the streets and give them 
access to emergency accommodation. 
 
The Welfare Reform and Work Act 2016 introduced welfare policy reforms building on the Welfare 
Reform Act 2012 including: 

 Restricting Local Housing Allowance rates; including changing the basis LHA rates are set on from 
the median to the 30th percentile of market rents within a Broad Rental Market Area (BRMA), 
applying national caps to LHA rates and abolishing the five bed rate 

 Benefit cap reduction, from £26,000 per year to £23,000 

 A 1% reduction in social rents for 4years from 2016. 
 

Domestic Abuse Act 2021 
 
The Domestic Abuse Act 2021 includes measures to promote awareness of domestic abuse, protect 
and support victims (including a new Domestic Abuse Protection Notice and Order), transform the 
justice response by helping victims give evidence through screens and other special measures, and 
improve performance with a Domestic Abuse Commissioner to help drive improvements in the 
responses to domestic abuse.  Under the Act all eligible homeless victims of domestic abuse 
automatically have a priority need for homelessness assistance.  The Council has received funding to 
assist in us fulfilling our new duties under the Act and are working in partnership with other local 
authorities and Kent County Council to develop and deliver our response. 
 
The Social Housing Green Paper 2018: A new deal for social housing and Social Housing White 
Paper 2020: The Charter for Social Housing Residents 
 
A new deal for social housing proposes a rebalancing of the relationship between residents, 
addressing stigma associated with social housing, the need for landlords to listen to residents and 
the desire for a culture of accountability and respect.  
 
Five principles underpin the new deal for social housing residents: 
 

 a safe and decent home which is fundamental to a sense of security and our ability to get on in 
life; 

 improving and speeding up how complaints are resolved; 

 empowering residents and ensuring their voices are heard so that landlords are held to account; 

 tackling stigma and celebrating thriving communities, challenging the stereotypes that exist 
about residents and their communities; and, 

 building the social homes that we need and ensuring that those homes can act as a springboard 
to home ownership. 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/733421/Rough-Sleeping-Strategy_WEB.pdf
https://www.legislation.gov.uk/ukpga/2016/7/pdfs/ukpga_20160007_en.pdf
https://www.legislation.gov.uk/ukpga/2012/5/pdfs/ukpga_20120005_en.pdf
https://www.legislation.gov.uk/ukpga/2012/5/pdfs/ukpga_20120005_en.pdf
https://www.legislation.gov.uk/ukpga/2021/17/contents/enacted
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/733605/A_new_deal_for_social_housing_web_accessible.pdf


 

 
The Social Housing White Paper provides a framework for reform, setting out how ‘transformational’ 
change for social housing residents will be achieved through a new Charter for social housing 
residents and changes to the regulatory regime.  The new Charter sets out what every social housing 
resident should be able to expect: 
 
1. To be safe in your home. We [the Government] will work with industry and landlords to ensure 

every home is safe and secure. 
2. To know how your landlord is performing, including on repairs, complaints and safety, and how 

it spends its money, so you can hold it to account. 
3. To have your complaints dealt with promptly and fairly, with access to a strong ombudsman 

who will give you swift and fair redress when needed. 
4. To be treated with respect, backed by a strong consumer regulator and improved consumer 

standards for tenants. 
5. To have your voice heard by your landlord, for example through regular meetings, scrutiny 

panels or being on its Board. The government will provide help, if you want it, to give you the 
tools to ensure your landlord listens. 

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

7. To be supported to take your first step to ownership, so it is a ladder to other opportunities, 
should your circumstances allow. 
 

The Energy Act 2011 
 
The Energy Act provided has three principal objectives: 
1. Tackling barriers to investment in energy efficiency 
2. Enhancing energy security 
3. Enabling investment in low carbon energy supplies. 

 
The Act includes key provisions relating to the Green Deal, the private rent sector and the Energy 
Company Obligation (ECO).  The Green Deal created a new financing framework to enable the 
provision of fixed improvements to the energy efficiency with improvements funded by a charge on 
energy bills, avoiding the need for consumers to pay upfront costs.   
 
The Act includes provisions to ensure private residential landlords are unable to refuse a tenant’s 
reasonable request for consent to carry out energy efficiency improvements from April 2016 where 
a finance package (such as the Green Deal or the Energy Company Obligation) is available.  The Act 
also meant it became unlawful for landlords to grant a new tenancy or renew existing tenancies for 
properties that do not meet the minimum energy efficiency standard (MEES) of Energy Performance 
Certificate (EPC) rating E from 2018, extending to all domestic rented properties from April 2020. 
 
The Act amends existing powers enabling the creation of a new Energy Company Obligation to: 

 Take over from existing obligations to reduce carbon emissions that expired in 2012 

 Work alongside the Green Deal finance offer by targeting measures to households likely to need 
additional support, including vulnerable people on low incomes. 
 

Heat and Buildings Strategy (October 2021) 
 
This Heat and Buildings Strategy sets out government plans to decarbonise homes and commercial, 
industrial and public sector buildings, towards achieving net zero by 2050.  The Strategy outlines five 
core principles to guide action over the next decade and longer-term transformation to Net Zero: 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1026507/heat-buildings-strategy.pdf


 

 
1. A whole buildings and whole-system approach needs to be taken to minimise costs of 

decarbonisation 
2. Innovation is essential to driving down costs, improving options and informing future decisions 
3. ‘No- and low-regrets’ action need to be accelerated now – prioritising actions to improve the 

energy performance of buildings, including retrofitting, fabric first approach for improved 
building thermal efficiency and build the market by developing technical expertise, growing the 
workforce and the UK’s manufacturing capacity and capability.  This includes building the market 
for hydronic heat pumps 

4. Balance certainty and flexibility to provide stability for investment and an enabling environment 
for different approaches to be taken to address different buildings 

5. Government will target support to enable action for those most in need. 
 

The Strategy confirms additional funding through the Social Housing Decarbonisation Fund (investing 
£800 million over 2022/23 to 2024/25) and Home Upgrade Grant (investing £950 million over 
2022/23 to 2024/25) to improve the energy performance of low income households’ homes, support 
low-carbon heat installations, help reduce fuel poverty and build the green retrofitting sector.  
 
The Housing and Planning Act 2016 introduced legislation for a number of measures intended to 
promote home ownership and boost housebuilding in England (such as the sale of higher value local 
authority homes, starter homes, pay to stay) along with measures to help tackle rogue landlords in 
the private rented sector. 
   
The Licensing of Houses in Multiple Occupation (Prescribed Description) (England) Order 2018 
reformed the mandatory HMO licensing regime, applying mandatory licensing to HMO properties 
which are less than 3 storeys high. 
 
Regional policy context 
 
The Kent and Medway Housing Strategy 2020-2025 ‘A Place People want to call Home’ sets out key 
housing related ambitions for Kent and Medway focused across five themes to compliment and 
support the work of Kent Housing Group members to meet their local and countrywide objectives 
through a collective voice and ambition.  The themes are: 
 

 Health and Wellbeing 

 Working Together for Safer Homes 

 Infrastructure First 

 Accelerating Housing Delivery 

 Affordability. 
 
A key message throughout the Strategy is that access to decent, safe, secure, warm, healthy and 
affordable homes across all tenures should be possible for everyone in Kent and Medway. 
 
Delivery Affordable Warmth: A Fuel Poverty Strategy for Kent 
 
The Fuel Poverty Strategy for Kent, developed by the Kent Energy Efficiency Partnership (KEEP), sets 
out a commitment to reduce the negative impact of fuel poverty and cold homes upon the health 
and wellbeing of the County’s residents.  Fuel poor households are more likely to live in energy 
inefficient homes and this is not tenure specific, it’s a problem across all tenures that include social 
housing, private rented and owner-occupied properties.  Just over 64,000 households in Kent and 
Medway were affected by fuel poverty in 2013.  The Strategy highlights national targets and 

https://www.legislation.gov.uk/ukpga/2016/22/contents/enacted
https://www.kenthousinggroup.org.uk/assets/uploads/large/FINAL-Kent-Medway-Housing-Strategy-2020-2025-29.7.2020.pdf
https://www.tmbc.gov.uk/downloads/file/1768/delivering-affordable-warmth-a-fuel-poverty-strategy-for-kent


 

identifies local targets set out in the Kent Environment Strategy and Climate Local Kent, which 
partners will work to achieve, through the four key priorities of the Strategy: 
 
Priority 1: Information gathering and sharing 
Priority 2: Improving energy efficiency 
Priority 3: Reducing fuel costs 
Priority 4: Increase income – support vulnerable households to maximise income. 
 
Joint health and wellbeing strategy 
 
The Kent Joint Health and Wellbeing Strategy: outcomes for Kent outlines the priority areas and how 
we would like to work together to improve people’s health and reduce health inequalities in the 
county, with a vision “To improve health and wellbeing outcomes, deliver better coordination 
quality care, improve the public’s experience of integrated health and social care services, and 
ensure that the individual is involved and at the heart of everything we do.”  The Kent and Medway 
Joint Health and Wellbeing Board and Transformation Partnership has agreed the Case for Change 
plan about how services need to change to focus on the priorities in the Strategy and achieve the 
right care for people. 
 
Local policy context 
 
Our Corporate Strategy includes the importance of embracing effective partnership working and 
funding, achieving efficiency and, valuing the environment and sustainable growth.  Key outcomes of 
the corporate strategy include supporting those in need of housing support and delivering a new 
Local Plan to meet growth targets for new development to 2039. 
 
The Climate Change Strategy 2020 – 2030 sets out the Council’s commitment to local action on 
climate change, biodiversity protection and enhancement and our approach to partnership working, 
driven forward through an annual climate change action plan.  The Strategy acknowledges the 
importance of sustainable development through the planning process and national Building 
Regulations and forthcoming Future Homes Standard.  The Strategy includes measures to reduce 
carbon emissions from residential homes, including retrofitting insulation measures and efficient 
heating, and supporting the decarbonisation of energy supply through low carbon electricity. 
 
The Council’s focus is to improve existing housing condition ensuring homes are safe and warm by 
encouraging and supporting the installation of energy conservation and efficiency measures.  Our 
housing improvement team adopt a whole house approach considering energy conservation, 
efficiency and renewable energy options. By improving the energy efficiency of homes residents 
benefit from reduced energy consumption, with lower bills, and improved thermal comfort and well-
being. 
 
Tonbridge and Malling housing development policy and requirements  
 
Tonbridge and Malling has a new homes delivery target of 839 homes per year set by the Standard 
Methodology, with an affordable housing policy CP17 in the Core Strategy setting out a policy 
requirement of 40% affordable housing for sites of 15 dwellings or above, or 0.5ha or above).  
Within affordable housing provision CP17 requires a 70/30 split of affordable homes for rent (which 
could be either social rents or affordable rents) and 30% intermediate tenures, such as shared 
ownership, in line with the definition of affordable housing in the NPPF. 
 

https://www.kent.gov.uk/__data/assets/pdf_file/0014/12407/Joint-health-and-wellbeing-strategy.pdf
http://kentandmedway.nhs.uk/wp-content/uploads/2017/04/Kent-Medway-Case-for-Change-UPDATED-APRIL-17.pdf
https://www.tmbc.gov.uk/downloads/file/1767/corporate-strategy-2020-2023
https://www.tmbc.gov.uk/downloads/file/1793/tmbc-climate-change-strategy
https://www.tmbc.gov.uk/downloads/file/276/core-strategy


 

Alongside this national and local policy context the Strategy is also informed by data and information 
about our local housing market, including the BRE Housing Stock Modelling 2020, Housing Register 
data, housing advice and private sector databases.  
 
Additional evidence of housing need is shown through the 1279 households currently accepted onto 
our Housing Register for social housing, with average waiting times of between 15 months and 3 
years (Source: Housing Register data for 2020-21, Locata) and the increasing number of people 
seeking housing advice. The continued high numbers on the Housing Register and increasing Housing 
advice and homeless prevention cases shows the pressing need for affordable housing in the 
borough, reflective of the national situation with demand outstripping supply. 
 
Key housing achievements 
 
Key housing achievements for Tonbridge and Malling over the course of the West Kent Housing 
Strategy 2016 – 2021 include: 
 
[Infographics to outline achievements listed] 

 Worked with partners to prevent homelessness for 385 households since the introduction of the 
Homelessness Reduction Act; assisted households to stay in their homes or helped them find 
suitable alternative accommodation (Source: internal housing advice and homelessness data 
records) 

 Provided online housing advice tools using the Kent Homechoice and EntitledTo websites making 
it easier for customers to access services 

 Appointed a Rough Sleeper co-ordinator in partnership with Tunbridge Wells Borough Council 
using Rough Sleeper Initiative (RSI) funding 

 Secured funding for rough sleeper services in collaboration with partners, enabling us to extend 
the Housing First Project from 3 to 7 units in partnership with Clarion and Look Ahead, a 
supported lettings project across West Kent delivered by Look Ahead, Complex Needs 
Navigators and a Young Persons Navigator with Porchlight and Complex Care Needs Nurse and 
two Mental Health Workers to work with rough sleepers and people in temporary 
accommodation 

 Accommodated a total of 38 rough sleepers through the ‘Everyone In’ initiative and worked with 
partners to move on 27 to long-term settled housing.  The move on and settled housing has 
been in a range of provision types including supported, social housing and private rented 
tenancies.  

 Assisted 7 households into settled accommodation through Housing First with 100% tenancy 
sustainment success 

 Enabled the resettlement of 11 households through the Syrian vulnerable persons resettlement 
scheme 

 Secured funding to improve homes in the borough through the Social Housing Decarbonisation 
Fund Demonstrator, Minimum Energy Efficiency Regulations (MEES) Compliance and 
Enforcement pilot and Green Homes Grant 

 Helped residents with Disabled Facilities Grants (DFGs), 308 mandatory DFGs and 60 
discretionary grants have been completed since 2018 

 Enabled delivery of 709 new affordable homes by developers and Registered Providers since 
2016, including three extra care schemes 

 Purchased and provided six units of temporary accommodation in the borough 

 Secured a lease arrangement providing 7 units of temporary accommodation with occupancy 
support. 
 

Local Housing context  



 

 
Tonbridge and Malling Borough is in West Kent, covering an area of around 93 square miles from the 
North Downs at Burham and Snodland in the north to the town of Tonbridge in the south.  The 
remainder of the borough is dotted with villages and smaller towns.  Three motorways pass through 
the north of the borough and there are good rail connections to London and the South East.  Local 
employment and rail links to London combined with attractive countryside make West Kent a highly 
desirable place to live which influences the housing market.   
 
Tonbridge and Malling has an estimated population of 132,571 (2020) (Source: ONS mid-2020 
population estimates).  The borough has an estimated total of 55,184 dwellings, with 71% owner 
occupied, 13% private rented and 16% social housing (2019 ONS estimates). 
 
The majority of homes in the borough are warm and safe but a significant minority, 8%, have serious 
hazards including risk of falls and being cold and 2% of homes suffer from more general disrepair 
(Source: BRE Client Report, BRE Integrated Dwelling Level Housing Stock Modelling and Database for 
Tonbridge and Malling Borough Council 2020). 
 
There are 29 Registered Providers (RP) with social stock in the area, providing 9,505 homes of a 
variety of tenures: 7,697 general needs, 1,070 low cost homes ownership (such as shared 
ownership), 604 older peoples housing and 134 supported housing (source: Regulator of Social 
Housing Statistical Data Return (SDR) 2020).  The largest stock holding RP is Clarion Housing 
Association with 7,010 homes (74% of the total social housing stock). 
 
There is a supported living scheme for residents with Learning disabilities in East Malling with 
Housing21 and two supported accommodation schemes provided by Look Ahead in Tonbridge 
(commissioned by Kent County Council (KCC)), New Wharf provides supported housing for young 
people and care leavers and another scheme in the Tonbridge area provides accommodation for 
those with complex needs.  The Bridge Trust have two properties in Tonbridge providing supported 
accommodation in share housing for single homeless adults with low to medium support needs.  The 
Royal British Legion has homes in Aylesford and provides a range of support, employment and 
housing services. 
 
There are three extra care schemes across the borough in Tonbridge, Larkfield and Wateringbury 
provided by Rapport Housing and offering homes for rent and ownership (market sale and older 
persons shared ownership). 
 
We want to ensure the assessed need for market and affordable homes is delivered while 
encouraging housing provision that contributes to the sustainability of communities and 
environmental sustainability. 
 
Housing Strategy Priorities 
 
Priority 1: Making best use of existing homes, improving housing quality and sustainability 
 
Why this priority is important 

 

 The quality and efficient use of existing homes is key to providing decent homes for residents in 
the borough. 

 It’s important existing social housing is used efficiently, with 1279 households currently on the 
housing register (Housing Register data September 2021). 

 Improving the energy efficiency of existing homes will help reduce fuel bills and energy use 



 

 Over 800 properties are registered as empty as at September 2021, and 383 have been empty 
for more than six months (TMBC Council Tax data records). 

 43% of the private sector stock in the borough could benefit from energy efficiency 
improvements with 21% having un-insulated cavity walls, 15% having less then 100mm loft 
insulation and 7% having no loft insultation (BRE Client Report 2020). 

 An estimated 5.8% of private rented properties (508 homes) have an EPC below band E and so 
do not meet the minimum energy efficiency standard to be rented out (BRE Client Report 2020). 

 An estimated 4424 (8%) of all homes have a serious health hazard in line with the Housing 
Health and Safety Rating System (HHSRS) (BRE Client Report 2020). 

 New licensing requirements means there are an estimated 171 licensable HMOs. 

 Adaptations can enable people to continue to live independently in their own home. 
 

Our objectives are to: 
 

 Ensure efficient use of existing housing stock. 

 Improve property conditions to provide safe, healthy homes. 

 Improve energy efficiency of housing stock to alleviate fuel poverty and help address climate 
change. 

 Support residents to have a suitable home that meets their needs and where they can live 
independently. 
 

What we will do to meet our objectives: 
 
1.1 Ensure efficient use of existing housing stock:  

 Continue our work to bring empty properties back into use: focussing our limited resources on 
problematic long term empty homes and liaising with Registered Providers about their empty 
homes 

 Review our Housing Allocations Policy to ensure households in greatest need receive sufficient 
priority and to facilitate transfers (e.g. households who wish to downsize) 

 Consider occupation levels of existing homes and options to address under-occupation, with 
particular focus on larger family homes with Registered Providers  

 Outline our views on tenancy types and use of existing social housing stock for Registered 
Providers through our updated Tenancy Strategy – Appendix A 

 Use Local Lettings Plans for affordable housing on new developments to reflect local needs and 
priorities 

 Develop and implement a framework of engagement with Registered Provider partners to 
deliver and monitor use of existing social housing stock and the communities living in these 
homes 

 Consider options to monitor and influence the sale of intermediate tenure homes in partnership 
with the Government’s appointed Help to Buy zone agent and Registered Providers. 
 

1.2  Improve property conditions to provide safe, healthy homes: 

 Improve conditions in the private rented sector by implementing HMO licensing requirements, 
enforcement measures and assistance through grants and loan work as outlined in our housing 
assistance policy 

 Take enforcement action where necessary. 
 

1.3  Improve energy efficiency of housing stock to alleviate fuel poverty and help address climate 
change: 

 Work in partnership to support the delivery of objectives in the Fuel Poverty Strategy for Kent 
and take actions to increase energy efficiency and assist those in fuel poverty 



 

 Continue to seek funding opportunities to enable energy efficiency improvements to properties 
of different tenures, working with Registered Providers and landlords and residents 

 Assist at least ten households to improve the energy efficiency of their homes towards meeting 
our Climate Change Strategy commitments 

 Encourage the use of energy efficiency measures in new build homes, including a fabric first 
approach and the passivhaus standard 

 Explore options to improve the energy efficiency of Council owned temporary accommodation. 
 

1.4  Support residents to have a suitable home where they can live independently: 

 Continue to support and meet the demand for adaptations using mandatory DFGs to help older 
and disabled people to live independently and remain in their homes 

 Continue to fund the Health & Housing Coordinators within hospital settings to facilitate 
discharge to a safe and suitable home 

 Actively engage and contribute to partnerships with Health and Care services, including through 
the West Kent Integrated Care Partnership 

 Work with Kent County Council and use insight from the housing needs research to understand 
any gaps in existing provision in services and housing development and explore options to 
address identified needs (this links to Priority 3) 

 Encourage and influence housebuilders and Registered Providers to account for accessibility in 
new build homes and consider accessibility when developing planning policies.  
 

Priority 2: Improving housing options and opportunities to prevent homelessness 

 

Why this priority is important 
 

 This Strategy sets out how we will continue to tackle homelessness and rough sleeping, 
addressing the long-term housing challenges households face in securing a home.   

 We are required to have a homelessness strategy & rough sleeping strategy: the Homelessness 
Act 2002 requires local housing authorities to carry out a homelessness review for their district 
and publish a homelessness strategy based on the results every five years.  The Ministry of 
Housing, Communities and Local Government (MCHLG) Rough Sleeping Strategy 2018 delivery 
plan requires a rough sleeping element to be included in local authority homelessness strategies, 
with annual action plans. 

 The Homelessness Reduction Act 2017 strengthened the duty for local authorities to prevent 
homelessness. 

 Our focus is on prevention and early intervention providing advice and access to a range of 
housing solutions as well as emergency assistance and accommodation. 

 Housing costs and house prices are high, meaning many local households face affordability 
issues: median house prices are 11.3 times the median earnings (source: ONS 2020). 

 Affordable private rented accommodation is in short supply in the borough.  The ‘LHA gap’ 
which is shortfall between market rents and Local Housing Allowance adds to affordability issues 
for some households, ranging from 10% to 50% (source: analysis of 2020 Local Housing 
Allowance rates and average market rents ONS private rental market data 2019-2020). 

 Demand for affordable housing outstrips supply – with approximately 16% of housing stock 
being social housing, low turnover combined with the number of households waiting for social 
housing shows unmet need.  Within social housing provision new build delivery has focussed on 
social homes at Affordable Rents over recent years rather than social rents. 

 Partnership working and the importance of the links between housing and wellbeing have been 
highlighted further through the response to the Covid-19 pandemic and implementing the 
‘Everyone In’ initiative. 



 

 The Housing Solutions Team are dealing with an increase in cases from a wide range of 
customers, all in need of housing advice: 1267 cases were opened during 2020-21, 23% increase 
from 1029 in the previous year (source: internal housing advice data records, Locata). 

 The three most frequent reasons households become homeless or are threatened with 
homelessness in 2020-21 were a private rented tenancy being ended (22.7% of prevention 
duties owed) and family or friends no longer willing or able to accommodate (33% of prevention 
duties owed) and non-violent relationship breakdown with partner (10.3% of prevention duties 
owed) (source: MHCLG Live tables on homelessness online at www.gov.uk). 

 Rough sleeping – although we have low numbers of rough sleepers it is vital to continue with 
proactive prevention and support measures.  There were an estimated 6 rough sleepers in the 
borough at the annual estimate in November 2020, with outreach work bringing this down 
further since the estimate. 

 Ongoing impact of welfare reform and benefit claim levels – the number of new claims for 
Universal Credit increased during 2020 – 2021 linked to the COVID-19 pandemic.  Changes in 
income and employment status are likely to effect local households and may impact on their 
wellbeing and ability to meet housing costs. 

 The number of households in temporary accommodation has increased from an average of 29 
placements in 2017/18 to 119 for 2020/21 and 150 so far for 2021/22, leading to a significant 
increase in costs.  

 Over half of homeless acceptances were deemed to be in priority need because the household 
included dependent children (64.8%T) in 2020-21 and priority need because of vulnerability due 
to physical disability or ill health was the second most common reason at 14.1%.  The number of 
acceptances with priority need due to vulnerability due to mental health has increased, from 
5.2% in 2018-19 to 12.7% in 2020-21 (source: MHCLG Live tables on homelessness online at 
www.gov.uk, priority need of households owed a main duty). 
 

Our objectives are to: 
 

 Provide housing options advice focussing on homeless prevention through a personalised 
approach. 

 Work with voluntary and statutory partners to help rough sleepers off the streets and into 
settled accommodation and prevent people from rough sleeping. 

 Ensure vulnerable groups and those with complex needs have access to support to maintain 
their tenancy. 

 Improve links with landlords in the private rented sector to work together to prevent 
homelessness and increase housing options. 

 Minimise the use of nightly paid accommodation to manage temporary accommodation costs 
and seek alternative provision including property purchase or development. 

 
What we will do to meet our objectives: 
 
2.1 Provide housing options advice focussing on homeless prevention and intervention through a 

personalised approach: 
 

 Ensure personalised housing plans improve the resilience of customers and identify any support 
needed, to become more independent and resilient 

 Improve the range of housing options and prevention interventions, including mediation services 
and accessing the private rented sector where possible 

 Maximise use of funding options available to help households access the private rented sector 

 Ensure agencies who have the duty to refer are aware of this and know how to refer those at 
risk of homelessness or rough sleeping 

http://www.gov.uk/


 

 Develop partnerships to enable new initiatives and longer-term housing solutions over the life of 
this strategy 

 Engage with customers to learn from their experience and use feedback on services to shape 
provision. 
 

2.2 Work with voluntary and statutory partners to help rough sleepers off the streets and into 
settled accommodation: 

 

 Continue our strong partnership working approach to tackling rough sleeping in the borough, 
through responsive outreach services and future initiatives 

 Continue to seek funding available for homeless related services, including the current Next 
steps accommodation programme, Rough Sleeping Initiative (RSI) funding and any future 
initiatives of funding streams to enable homeless prevention initiatives and support provision 

 Continue our Housing First project as a housing led approach to tackling homelessness. 
 
2.3 Ensure vulnerable groups and those with complex needs have access to support to maintain 

their tenancy: 
 

 Work with partner agencies to address the support, education, training and employment needs 
of vulnerable people and continue collaborative working to secure resources and identify 
funding opportunities for new initiatives and projects 

 Ensure vulnerable groups have access to support through tenancy sustainment services 

 Continue our commitment to the UK resettlement scheme and Afghan resettlement scheme, 
facilitating moves into private rented homes along with appropriate support provision in 
partnership with Kent County Council 

 Keep protocols under review to enable efficient, safe and effective working, including 16-17 year 
old protocol, and those relating to complex needs, including mental health problems. 

 
2.4 Improve links with landlords in the private rented sector and encourage them to work with us to 

prevent homelessness and increase housing options through developing our landlord offer: 
 

 Continue to facilitate the West Kent Landlord Forum in partnership with neighbouring 
authorities and the NRLA, and develop local engagement options such as networking gatherings 
or workshops, to keep landlords informed of legislative changes and requirements, discuss 
particular topics and share our landlord offer 

 Continue to review and develop our private landlord offer, including ‘golden hello’ incentive 
payments and rent guarantee and promote it through the Landlord Forum 

 Engage with private landlords through the West Kent Landlord Forum partnership and seek to 
overcome any issues for existing tenancies and/or making them reluctant to let homes to 
households facing homelessness. We will work to improve perceptions of those in receipt of 
welfare benefits and promote awareness of duties under the Equalities Act 2010, including 
indirect discrimination if landlords refuse to let a home to those in receipt of welfare benefits. 

 Investigate options to improve access to the private rented sector, including a social lettings 
agency or leasing scheme. 
 

2.5 Minimise the use of nightly paid accommodation to manage temporary accommodation costs 
and seek alternative provision including property purchase or development: 
 

 Explore alternatives to nightly paid temporary accommodation and ways to help households 
secure suitable alternative accommodation, for example purchasing property or developing 
provision, and leasing schemes 



 

 Use Council and Registered Provider options for temporary accommodation where possible 

 Improve the housing options for households at risk of homelessness and assist households to 
resolve their housing need before the crisis point of homelessness. 
 

Priority 3: Delivering the homes our residents need in the places they are needed 

 
Why this priority is important 

 

 We need to respond to a wide range of housing needs from smaller homes for young people and 
people looking to downsize, to larger family homes 

 839 new homes are needed in Tonbridge and Malling per year, including 40% affordable homes 

 Home ownership is out of reach for many average and low income households with median 
house prices 11.3 times the median earnings (source: ONS affordability ratio data 2020) 

 Social rent is the only genuinely affordable housing option for many households and there is a 
lack of new supply of homes for social rent 

 Although housing delivery has met new build targets in recent years the affordable housing 
delivered as part of this isn’t sufficient to meet affordable housing need alone; demand 
continues to outstrip supply with 1279 households currently on our Housing Register.  The 
market on its own does not deliver the amount and range of affordable housing needed. 

 It is important to understand the housing need of communities and areas in the borough, 
including rural areas. 

 
Our objectives are to: 

 

 Understand local housing need with up to date information on affordable and specialist housing 
need for a range of housing (including type, tenure and location) to inform decision making and 
housing priorities. 

 Provide housing choice by encouraging housing of different types, size and tenure in suitable 
locations, at a range of prices to be within reach of different household financial capacities. 

 Ensure a range of specialist and/or accessible housing to meet identified needs of vulnerable 
groups. 

 Work in partnership with Registered Providers, private developers and Homes England to gain 
greater influence and control over affordable housing delivery and make best use of financial 
resources and assets. 

 Consider options for the Council to influence and take a pro-active role in housing delivery, 
including through a Local Housing Company. 
 

What we plan to do to meet our objectives 
 
3.1 Understand local housing need, with up to date information on affordable and specialist housing 

need for a range of housing (including type, tenure and location) to inform decision making and 
housing priorities: 

 

 Improve our understanding of housing needs through carrying out local housing needs research 

 Improve our understanding of specific housing needs by capturing and analysing our own 
internal data and intelligence and information held by our partners 

 Work with health partners and Kent County Council to understand and respond to current and 
future housing needs of older people and other vulnerable groups that require specialist 
housing. 

 



 

3.2 Provide housing choice by encouraging housing of different types, size and tenure in suitable 
locations, at a range of prices to be within reach of different household financial capacities: 

 

 Use findings and information from the Housing needs research to establish priorities for housing 
provision across the borough for affordable homes for rent and intermediate housing, for 
example shared ownership and intermediate rent 

 Work with landowners and developers to deliver affordable homes on allocated sites reflective 
of housing need in line with the Affordable Housing Statement 

 Explore the viability of delivering more social rent homes within new developments 

 Explore options to provide affordable housing for keyworkers 

 Encourage adaptable and accessible housing that can respond to the changing needs of 
residents, supported by housing needs information and planning policy  

 Diversify the provision of affordable housing through partnership working and innovation, such 
as community-led schemes and self-build. 

 
3.3 Ensure a range of specialist and/or accessible housing to meet identified needs of vulnerable 

groups: 
 

 Use findings and information from the Housing needs research to understand any gaps in 
provision and emerging need for specialist or accessible housing 

 Formulate actions to address any need and work in partnership with developers, Homes England 
and Registered Providers to deliver required homes 

 Explore opportunities to deliver required provision and seek to enable delivery, including re-
provision of existing social housing stock, whole site affordable housing developments and 
consideration of the use of S106 contributions. 

 
3.4 Consider options and work in partnership with Registered Providers, private developers and 

Homes England to gain greater influence/control and be involved in affordable housing delivery, 
making best use of financial resources and assets: 

 

 Explore the options for the Council to take a more pro-active and direct approach to affordable 
housing delivery, such as a Local Housing Company 

 Take a more proactive approach to working with Registered Providers to encourage them to 
come forward with land-led developments and consider joint initiatives 

 Develop options and priorities for the use of S106 contributions to facilitate affordable housing 
provision 

 Work closely with Homes England and other partners to identify and bring forward sites for 
development. 

 
3.5 Consider options for the Council to influence and take a pro-active role in housing delivery, 

including through a Local Housing Company: 
 

 Research options for the Council to take a pro-active approach to housing delivery through 
measures such as establishing a Local Housing Company, joint ventures with private developers, 
Registered Providers or long lease models. 
 

Priority 4: Working in partnership 

 

Why this priority is important 



 

 Limited resources and budget restrictions mean partnership working is vital to delivering the 
aims of this Strategy and delivering well rounded services to residents 

 We need to harness the expertise and experience of partners to deliver excellent services 

 Joining up services and cross sector working is important to successful delivery of housing 
services shown through the hospital discharge co-ordinator role and delivery of the rough 
sleeper action plan 

 Housing has an important role in health and delivering/facilitating integrated services.  
Integrated services which take account of individual needs are key to improving health needs; 
people with mental and physical disabilities, complex needs, long-term conditions and terminal 
illness need access to different health care, social care, housing and other services such as 
education 

 Membership and active engagement in Kent Housing Group enables collaborative working; 
sharing learning, best practice and shared projects to make best use of limited resources. 
 

Our objectives are to: 

 Work in partnership with local authorities and partner organisations through active membership 
and engagement in Kent Housing Group to share best practice, learning and resources. 

 Engage with Registered Providers and private developers through regular strategic and 
management/liaison meetings to ensure efficient and effective delivery of services. 

  Work with health colleagues and organisations to ensure preventative focussed work and 
improve health through links between services. 

 Maximise our joint working with local commissioned organisations and third sector partners to 
add value to our housing services. 
 

What we plan to do to meet our objectives 

4.1 Work in partnership with local authorities and partner organisations including active 
membership and engagement in Kent Housing Group to share best practice, learning and 
resources: 

 

 Continue with our membership to Kent Housing Group and our active role in this partnership 

 Continue to work in partnership with other local authorities. 
 

4.2 Engage with Registered Providers and private developers through regular strategic and 
management/liaison meetings to ensure efficient and effective delivery of services: 

 

 Develop an approach to regular engagement with Registered providers and private developers 
to influence housing delivery in the borough 

 Continue to meet with providers of social housing to monitor use and management homes after 
delivery, ensuring positive occupancy, customer service and neighbourhood management and 
foster positive working relationships with teams across partners, including Community Safety 
and Housing Benefits. 
 

4.3 Work with health colleagues and organisations to ensure preventative focussed work and 
improve health through links between services: 

 

 Continue to take an active role in cross sector initiatives and projects with Health Services 

 Continue with partnership working with health and social care partners 

 Work with health partners to ensure the Complex Care Nurse and the Mental Health services 
continue 



 

 Work in partnership with Kent County Council’s Joint Health and Wellbeing Board to support 
delivery of the Better Care programme and priorities of the Kent Joint Health and Wellbeing 
Strategy developing preventative and integrated services to improve outcomes for residents by 
maximising people’s independence and promoting personalisation. 

 Continue to raise awareness of housing and the services we offer to ensure a joined-up 
approach to supporting residents especially vulnerable people. 
 

4.4 Maximise our joint working with local commissioned organisations and third sector partners to 
add value to our housing services: 

 

 Work with KCC commissioned services on wellbeing and older persons to ensure services link 
into the support available and share information. 

 



 

Tenancy Strategy 
 
Introduction 
 
This Tenancy Strategy outlines Tonbridge and Malling Borough Council’s position on the types and 
use of tenancies for social housing in the borough.  Registered Providers must have regard to this 
Strategy when developing their policies and approach to the tenure and rents for stock in the 
borough. 
 
Section 150 of the Localism Act 2011 requires local authorities to prepare and publish a Tenancy 
Strategy setting out matters providers of social housing are to have regard in formulating policies 
relating to: 
 

 The types of tenancy they will grant 

 When a type of tenancy will be granted 

 The length of fixed term tenancies 

 The expectations about reviewing fixed term tenancies and the circumstances when another 
tenancy will be granted on the expiry of a fixed-term tenancy. 
 

Aims 
 

 Outline the Council’s view on the types and use of tenancies for social housing, informing the 
approach of Registered Providers in the borough.  

 To ensure a consistent approach to the types of tenancies issued across all providers of social 
housing 

 To ensure tenancies provide the right level of stability for households and support sustainable 
communities 

 To ensure social housing is affordable. 
 

Tenancy types and length 
 
Starter/introductory tenancies 
 
Providers must be clear to prospective tenants about the type of tenancy they will be granted at the 
end of the Starter/Introductory period, their rights and responsibilities during the 
Starter/Introductory period, the process at the end of the period including reasons a tenancy may 
not be converted or issued. 
 
Providers should use the starter/introductory period to identify any issues that affect tenancy 
sustainment and work with the tenant to resolve them. 
 
Starter /Introductory tenancies may be extended if there are serious tenancy breaches during the 
starter period, for a maximum of 6 months.  Providers need to ensure the tenant understands the 
reasons for an extension and agree a plan to resolve any issues, with a view to issuing a more secure 
tenancy at the end of the extension period to prevent homelessness. 
 
Starter/Introductory tenancies should not be used for existing tenants, including tenants transferring 
from another social home or moving through a mutual exchange. 
 
Lifetime tenancies: secure and periodic assured tenancies 
 



 

The Council encourages all providers of social housing to use secure or assured tenancies as the first 
choice of tenure to help build successful and sustainable communities through enabling residents to 
settle in their home and establish social networks. 
 
Fixed term tenancies 
 
Lifetime tenancies are preferred but the Council appreciates Registered Providers may choose to use 
fixed term tenancies.  Where fixed term tenancies are used the primary objective should be to 
enable the best use of available housing in terms of under occupation and adaptations. 

 
Fixed term tenancies should be for a minimum of five years, with longer fixed terms considered 
where a household’s circumstances are unlikely to change over time, for example, households with 
young children or people with long term health conditions. 
 
Shorter term tenancies, i.e. two years, should only be used in exceptional circumstances (for 
example when accommodation is linked to specific criteria or is planned for redevelopment) and 
should be discussed with the Council on a case by case basis. 
 
All prospective tenants should be given clear information about the type of tenancy being offered, 
the reasons for this and how the tenancy will be reviewed, at the point of signing a tenancy 
agreement.  Registered Providers need to include information explaining the review process for 
fixed term tenancies in their Tenancy Policy.   
 
The Council expects fixed term tenancies to be re-issued at the end of the term unless there is a 
change of circumstances or serious tenancy breach as defined in the relevant Registered Provider’s 
Tenancy Policy. 
 
Tenancy reviews and any related possession action need to include engagement with other agencies 
to meet the household’s needs where appropriate, for example, social services. 
Support, information, and advice must be provided to tenants to help them understand their 
housing options at the end of the fixed term and enable them to move on to suitable housing.  
Registered Providers should consider extending a tenancy until alternative suitable accommodation 
can be found if necessary. 
 
Decisions to end a fixed term tenancy should be proportionate and tenants must be provided with 
clear, accessible information about the internal appeal process. 
 
Registered Providers must inform the Council’s Housing Solutions team when a decision has been 
taken to end a tenancy, in accordance with the Homelessness Reduction Act (2017).  Early 
engagement with the Council and other agencies is important to enable joint working to prevent 
homelessness and other negative outcomes. 
 
Licences: non-secure tenancies and excluded licences 
 
The Council has accommodation for use as Temporary Accommodation (TA) to accommodate 
households being assisted under Part 7 Housing Act 1996.  The Council will only issue licences in 
relation to emergency or temporary accommodation.  
 
Excluded licence agreements are issued to households accommodated while enquiries are made into 
what duty is owed under homelessness legislation.  Where a main housing duty is owed weekly 
periodic non-secure tenancies are issued for temporary accommodation provided.   



 

 
Rent types: Affordable and Social Rent 
 
Homes let at Social Rent are preferrable as it is most affordable. 
 
Where affordable rents are used, they should be capped to Local Housing Allowance (LHA) levels 
(including service charges) if 80% of the gross market rent exceeds the LHA level. 
 
Conversions to Affordable Rent 
 
TMBC appreciate there may be a need to convert rents for existing stock at re-let to Affordable rents 
to support new development. It is preferable for this to be kept to a minimum to maintain 
availability of a range of rents for social housing and to avoid increasing the risk of households being 
‘benefit trapped’ with higher rents acting as a barrier or deterrent to them taking up employment 
because they would not be able to afford an Affordable Rent.  The Council requests providers to 
contact the Housing Strategy and Enabling Manager to discuss any proposals to convert social rent 
homes to Affordable Rent. 
 
Properties that are subject to an existing S106 agreement with units provided at Social Rents will not 
be converted to Affordable Rents.  
 
We will work with Registered Providers to monitor lettings at both Affordable Rents and Social 
Rents, considering the number of bids for properties, the findings of pre-tenancy checks (including 
affordability) and the subsequent tenancy sustainment for households.  We will ask Registered 
Providers to supply information on the sustainability of Affordable Rent tenancies.  Information 
gathered through this monitoring process will inform future reviews of this policy as appropriate. 
 
Service charges 
 
Service charges can be difficult for households to afford.  Registered Providers need to abide by 
government guidance relating to service charges and any increases.  TMBC expect Registered 
Providers to: 

 Set reasonable service charges that reflect the services provided 

 Provide clear information to tenants, including how service charges are set and show the cost 
separately to the rent charge 

 Consult with tenants about any changes to service charges that may result in additional charges 

 Review service charges regularly and reduce charges if actual expenditure is lower than current 
charges. 

 
Existing and transferring tenants 
 
Registered Providers must ensure existing tenants understand any changes to security of tenure, 
tenancy security and rights (such as RTB) and rent when they are moving to another property. 
Registered providers should consider granting a tenancy with the same security of tenure and rent 
as the tenancy they are giving up through, even if they are not legally required to. 
 



 

Consultation statement 
 


