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Housing is of interest and importance
to everyone, as we all need a place to
live. Having a place to call your own is
an important part of creating a sense
of belonging for people and helps
create communities.

your council is delighted to bring this
strategy forward, concentrating on four
priorities:
• enabling building of houses of all

tenures
• Improving the quality of existing

housing, especially private rented
• Meeting the housing needs of all

communities and meeting the
challenges of an ageing population

• prevention of homelessness and
rough sleeping

this strategy is focussed on creating
new homes and we welcome the
building of houses for private sale and
for rent. Different households have
different needs and houses of all
shapes and sizes are required.

Maintaining a good standard of
property is something we will strive for.
properties need to be in good repair,
be well heated and ventilated and
provide a safe place to live.  we will
tackle landlords who do not meet
these standards.

In 20 years time, one third of Suffolk’s
population will be over retirement age.
there is a need to start planning for

this growth, which will require a
different mix of properties compared
with today. there is also the need to
provide for people who require
support to live as independently as
possible and feel part of the
community.

rough sleeping and homelessness is on
the increase - a visible sign of austerity.  

this strategy will ensure that our
obligations to people who have fallen
on hard times are met.
this strategy sets out the challenges
facing housing in Ipswich and sets out
how they will be tackled. this strategy
will deliver sustainable and affordable
housing providing communities where
people can live healthier and safer
lives.

Councillor neil Macdonald
housing portfolio-holder
ipswich Borough Council

IpSwIcH HouSIng Strategy 2017-2022

fOrEwOrd



Ipswich Housing S  trategy page 7Ipswich Housing S  trategy page 6

new government initiatives and
legislation are changing rapidly and
creating new opportunities. we need
to be ready to seize the opportunities.
However it must be expected that
these opportunities will come with
some challenges for a local authority
that has retained its housing stock and
has a focus on affordable social
housing.

there is a suite of documents that
support this Strategy. the background
and context is explained in a report
‘Ipswich Housing report’ (appendix 1)
and three further documents ‘national
context’ (appendix 2), ‘Local context’
(appendix 3) and ‘Links to other
Strategies’ (appendix 4). these give
both the factual backdrop to Ipswich’s
housing and the national current
climate that we and our partners are
faced with.

this Strategy details the council’s
Vision for housing in Ipswich over the
next five years and what the council
will be doing to try and achieve it. the
Strategy will help deliver quality
housing fit for the future and
contribute to the economic growth of
Ipswich and Suffolk. 

the purpose of this Strategy is to cover
what the council can either directly do
or influence, with an emphasis on
affordable housing options and
increasing standards in the private
rented sector. this Strategy works
alongside the Local plan and other key
policies, which addresses areas such as
increasing housing demand and the
infrastructure required to support
housing growth. 

intrOduCtiOn

Ipswich Borough council (IBc) is publishing its new strategy

in the midst of an upsurge of new policy and legislation that

is seeking to fundamentally alter the current housing scene.

the political, social and economic implications of Brexit are

unknown and uncertain.  

Over the five year period some of
the challenges the Council faces
locally include:

• Delivering truly affordable homes
for Ipswich residents in the current
economic climate

• the lack of land to build on within
IBc boundaries

• ensuring the infrastructure that is
needed to support any new
development is in place 

• Improving the quality of homes
within the private rented sector so
that households have decent
homes that are of a good standard
and fuel poverty is reduced.

• Making the private rented sector
more financially accessible and
viable for people of all household
sizes

•  addressing wider inequalities
within the town to make more
cohesive communities where
people want to live

• continuing to tackle homelessness
against a backdrop of further
welfare reform

• the introduction of further
welfare reform which will impact
Ipswich residents and affect future
housing options

• assessing and addressing the
future housing needs of our
growing ageing population

• Developing communities that
embrace Ipswich’s diverse
multi-cultural population, that
encourage healthy living and are
inclusive of Ipswich’s vulnerable
residents.

the Council’s vision is to:
promote sustainable communities by raising the standard of existing
homes and enabling provision of quality new ones; resulting in
suitable, affordable, decent housing for all Ipswich residents that
meets their needs and enable them to live longer healthier lives
reaching their full potential.

this Strategy has four priorities.  
• enabling building of houses of all tenures

• Improving the quality of existing housing, especially private rented

• Meeting the housing needs of all communities and meeting the
challenges of an ageing population

• prevention of homelessness and rough sleeping 

ExECutivE SuMMary

the council’s Housing Strategy is published at a time of change
in the housing sector. the years ahead are uncertain and local
authorities need to respond to the changes. 
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Ipswich is the county town of Suffolk, located on the estuary of
the river orwell. the town is a key employment centre with a
university and a growing population. Ipswich currently has a
population of 135,600 inhabiting 60,810 homes.

aBOut iPSwiCh

the council acknowledges that housing
is more than just bricks and mortar.
the council supports independent
healthy living in all it does to allow
people to reach their full potential.  

the council is committed to working
closely with the health and education
sectors and voluntary groups to shape
a positive future.

this Strategy:
• Sets out four key priorities for the forthcoming five years. 
• combines homelessness within it rather than having a separate strategy as in

previous years.

this Strategy and action Plan will: 
• Strengthen links between housing, health and the economy and other partners.

(More details in appendices 1, 2 and 3)
• ensure a partnership approach to resource and funding for unmet housing

needs.
• Learn from best practice and what has gone before.
• Be reviewed and provide an annual report to ensure the Strategy remains

relevant and fit for purpose.

the Council, with stakeholders has identified four key priority areas:
• enabling building of houses of all tenures.
•  Improving the quality of existing housing, especially private rented.
• Meeting the housing needs of all communities and meeting the challenges of an

ageing population
•prevention of homelessness and rough sleeping.

viSiOn 

Promote sustainable
communities by raising the
standard of existing homes
and enabling provision of
quality new ones; resulting
in suitable, affordable,
decent housing for all
ipswich residents that
meets their needs and
enables them to live longer
healthier lives reaching
their full potential.
Partnership working is
central to this vision and
will allow us to meet the
vision and aspirations and
maximise the outcomes
and benefits to the
residents of ipswich

a number of key achievements
since the last Strategy are
highlighted within and the
council will build on these
successes in the future through
the action plan.
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kEy faCtS

the supply of housing in
Ipswich has increased by 3.49%
from 2010 - 2016. there has
been an increase of 7,429
households in Ipswich between
2001 - 2011 

the number of households in
Ipswich is projected to increase
by a further 6.78%

496 housing completions in
Ipswich in 2015/16; 
133 were affordable housing

properties let in Ipswich
through choice Based
Lettings in 2016/17

Ipswich has
one Local
authority
managed site
for gypsy and
travellers

Ipswich scores significantly worse
than the england average for:
children in low income families,
gcSes achieved, violent crime,
long-term unemployment, hospital
stays for self-harm, excess winter
deaths and under 75 mortality rate
for cancer.

the 75 -84 age population in Ipswich
is projected to increase 60% and the
85+ age population in Ipswich is
projected to increase 67%

there are 39 traditional Sheltered
Housing Schemes in Ipswich; 15
owned by IBc.
there are approximately 400
Housing related Support units and
8 Mental Health Supported Housing
Schemes in Ipswich

2016

iPSwiCh EngLand

2026

802

496 133

£

) )

2014 - 2039

39 400 8

42 pitches
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2646

of the 60,810 properties in
Ipswich, 7.5% are owned by IBc 

Households seen in 2015/16 by
the Housing options team

rough Sleeping: 
0.45 per 1000 of
the population; this
is greater than the
rough sleeping rate
in London

Households prevented
or relieved from being
homeless in 2015/16;
an increase of almost
20% since 2012/13

Households have been
helped by the Ipswich
Lettings partnership

More than
300% increase
in properties
sold under
right to Buy

2016 - 2017 IBc’s private Sector
Housing team assisted bringing
50 long term empty properties
back into use

the number of long-term* empty
properties in Ipswich decreased
by almost 49% since 2010

houses flats bungalows sheltered

558

508

kEy faCtS

4241

2015 2016

2008
to

2012

62

472

2012
to

2016

250

Between 2001 and 2011, Ipswich
saw a drop in home ownership
and rise in private renting. the fall
in home ownership is starker in
Ipswich than the country as a
whole; a drop of 7.75% in Ipswich
compared to 4.52% nationally

50 36%

tO
LEt

1500

fOr
SaLE

16 27

average house prices in 2016

ipswich

£178,287

England

£282,011

61
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• Increase in Debt & Money advice
available

• the Ipswich Lettings partnership
(ILp)

• use of Discretionary Housing
payments (DHp) to prevent
homelessness

• working with chaotic and
complex needs households

• working with individuals
discharged from prison

• Joint funding a mental health
social worker to focus on
households in need of housing
assistance

• Moving temporary
accommodation to provide more
modern self-contained
accommodation.

• emergency direct access beds
provided at cavendish Lodge

• use of warrant panel meetings

• comprehensive customer service
to customers

• partnership working with
stakeholders to include
• Marac (Multi agency risk

assessment conference)
attendance

• a service review of tenancy
Services

• effective choice based lettings
system

• Bringing empty Homes back into
use

• Being energy efficient in IBc stock

• taking enforcement action on
private landlords where
necessary

• use of disabled adaptions facility
grant

• all IBc stock meets the Decent
Homes Standard and enhanced
Ipswich Standard

• a project called ‘Improving the
private sector’ whereby private
Sector Housing (pSH) are to knock
on 500 doors per year to offer an
advice service.

• Supported the completion of new
builds in the town

• In partnership, enabled the
provision of learning disabled
accommodation

• Launched a build programme to
deliver council homes

• IBc planning has been proactively
working to positively determine
major planning applications
within the statutory time frame

aChiEvEMEntS

the economic climate and changes in political environment
since 2010 have signified a difficult time for housing in the uK.
However, examples of recent achievements with partners are
listed below (more details in appendix 1 Ipswich Housing
report):
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thE ChaLLEngES

a Housing workshop was held on 5 July 2016 as part of our
consultation process for this strategy;

Stakeholders confirmed key areas of concern for the prevention of homelessness
and rough sleeping, meeting the needs of communities, vulnerable people and
those in need of support, making the best use of and increasing access to existing
stock and increasing the supply of new, affordable housing (more detail can be
found in appendix 5 Stakeholder event)
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the welfare reform act 2012 introduced changes; the removal of the Spare room
Subsidy (‘bedroom tax’), a capping on benefits, and the introduction of universal
credit are examples.  

national focus continues to be upon home ownership and the government has
released a number of incentive schemes to encourage this, reducing the number
of homes built for affordable social rent. 

the Housing and planning act 2016 has introduced new measures that will impact
the social rental sector including the introduction of fixed term tenancies, the
extension of right to Buy in rSLs and a duty on local authorities regarding the sale
of high value vacant council houses.

the government white paper ‘Fixing our broken housing market’ was published
on 7th February. this key housing strategy outlines the government vision for
housing in england throughout the rest of parliament. the paper is divided into
four priorities. planning for the right homes in the right places; Building homes
faster; Diversifying the market; Helping people now.

the Homelessness reduction act received royal assent on 27 april and makes
changes to the current homelessness legislation contained within part 7 of the
Housing act 1996. It places new duties on Local Housing authorities (LHas) to
intervene at an earlier stage to prevent homelessness and to take reasonable
steps to secure accommodation for the household. It expands the categories of
people who are eligible for assistance. the Bill consists of 13 clauses.

thE ChaLLEnging natiOnaL COntExt

there has been significant national reform over the last five years
and more is expected in future years (more detail can be found in
appendix 2 national context).  
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an overview of national
changes can be found in
(appendix 2 national
context). 

the following page illustrates
some of the ways in which
the changing national context
affects Ipswich and its
residents.

ChaLLEngES within iPSwiCh 

delivering truly affordable homes
including homes for private sale
a lack of land to build upon within
IBc boundaries affects the number
of homes that can be built and the
infrastructure that is needed to
support any new development. new
development needs to be viable and
deliverable while supporting
sustainable communities.

£

improving the quality of homes
within the private rented sector
so that households have decent
homes that are of a good standard
and fuel poverty is reduced

the introduction of further welfare
reform will impact Ipswich residents
and affect future housing options

developing communities that embrace
ipswich’s diverse multi-cultural
population, that encourage healthy
living and are inclusive of Ipswich’s
vulnerable

assessing and addressing
the future housing needs
of our growing ageing
population

Making the private rented sector
more financially accessible for
people of all household sizes

tO
LEt

tO
LEt

£

addressing wider inequalities
within the town to make more
cohesive communities where people
want to live

Continuing to tackle
homelessness against a
backdrop of further
welfare reform

§



Between 2011 and 2031 the number
of households in Ipswich is forecast
to grow by 7,799 (DcLg, 2014 based
household projections). However,
because of concerns that this
forecast is substantially based on
unusually low levels of inward
migration and household formation
during recessionary years, the
adopted Local plan sets an interim
target of 9,777 new dwellings to be
provided over the same period,
pending joint work with
neighbouring local authorities to
identify the objectively assessed
housing need. this growth will
include households formed by new
arrivals to Ipswich, as a result of
national and international migration,
as well as those formed by natural
change (ie births exceeding deaths)
and the changing and emerging
needs of existing residents. 

there are approximately 60,810
properties in Ipswich. 47,620 of
these are in the private sector. 8,040
(sheltered and general needs) are
owned by IBc. the remainder are
other public sector and private
registered providers. 
2015/16 saw the completion of 496
homes, the highest number since
2008/9. this figure represents 89%
of the 15 year average for Ipswich.

In the context of Ipswich, and the
Ipswich Housing Market area, the
gap between affordable rent and
market rent is smaller than the gap
between market rent and entry level
home ownership. the gaps for four
bedroom accommodation are
particularly large. the notable gap

recorded between affordable rents
and market entry rents for most
dwelling sizes indicates that
intermediate housing could
potentially be useful for a large
number of households. the very
large gap between market entry
rents and market entry purchase in
all cases indicates notable potential
demand for part-ownership
products for households in this gap. 

In all areas of the Ipswich Housing
Market area, full-time workers with
earnings at the lower quartile or
median level would require
substantial additional income or a
capital sum to deduct from the
purchase price to be able to afford a
lower quartile property.

as rental and house prices continue
to outpace wage increases, the
affordability challenge is likely to
increase in the coming years. 

under national planning policy
Framework (nppF), which is due to
be revised shortly as a result of the
Housing white paper, there is a
requirement for Local authorities to
meet their objectively assessed
housing need in full. Due to the
council’s tightly constrained
geographic boundaries it is not
possible that this need will be met
solely within the borough
boundaries and, as such, Ipswich will
rely on cooperation with members
of the wider Ipswich Housing Market
area (Ipswich Borough, Babergh &
Mid Suffolk District and Suffolk
coastal District councils). 

Our PriOritiES

PriOrity OnE
EnaBLing BuiLding Of hOuSES Of aLL tEnurES

this chapter of the Strategy covers provision of new homes,
summarises some of the key requirements in the emerging
Local plan, and outlines the council’s approach in relation to
accelerating supply of affordable housing in Ipswich.

Ipswich Housing S  trategy page 16 Ipswich Housing S  trategy page 17

funding
the Homes & community agency’s (Hca) Shared ownership and affordable
Homes programme 2016-2021 has allocated £4.7 billion to help with increasing
the supply of new builds across the country; however £4.2 billion of this is
targeted towards Shared ownership at this time.

affordable housing
the total annual affordable housing need in Ipswich is identified through the
Strategic Housing Market assessment (SHMa) 2017 as 239 households per year.  

the tenure split identified through the SHMa 2017 for all new housing over the
plan period consists of 65.8% market housing, 19.4% affordable rented and
14.8% affordable home ownership (of which 5.0% should be Shared ownership
and 9.8% Starter Homes). this reflects the mix of housing that would best
address the needs of the local population. the profile set out is a guide to the
overall mix of accommodation required in the Borough, although it is
acknowledged that the council may wish to divert away from this profile in
particular instances. It should also be noted that the requirement for discount
home ownership/Starter Homes is less robustly evidenced than for the other
tenures and should therefore be treated with caution.

the overall housing need figures are based on a projected population growth of
20,950 across the planned period by 2031.

what wE wiLL dO

In the current climate of austerity politics and deepening budget cuts the council
will need to consider and identify opportunities to secure the finance necessary
to increase the supply of affordable and social rented accommodation. these
tenures are unlikely to be delivered by the market due to lower profitability and
viability issues. Based on viability studies, the affordable housing requirement
incorporated into the adopted Ipswich Local plan is 31% at the Ipswich garden
Suburb, and at least 15% elsewhere in the town.

the council has set up a Local authority trading company as a vehicle to deliver
more new homes. Specialist accommodation, in particular Very Sheltered
Housing, is expensive to build and the on-going revenue funding would need to
be identified. the previously mentioned review of specialist accommodation will
inform future work programmes and create opportunities to work in partnership,
particularly with the nHS.

In the future it may be possible for the council and partners to work together to
provide a range of affordable housing options as part of private developments
and bringing stalled sites forward. 

the council will continue to optimise the opportunities from future
organisational and statutory changes. the council is planning to produce an
updated Strategic Housing and employment Land availability assessment
(SHeLaa) to ascertain the supply of land which may be available for development
in Ipswich. this will inform future opportunities for affordable housing sites.

Build to rent
In 2012 the coalition
government launched a
review into the barriers to
institutional investment in
housing:  the Montague
review.  Following this review
a number of measures were
put in place; a task force
charged with kick starting the
sector; guidance for industry
and for Las; access to short
term and long term debt
finance (the Build to rent
Fund, the private rented
Sector housing guarantee
scheme and the Home Building
Fund); amendments to
national planning guidance.

the main benefits of build to
rent are; boosting supply;
quality and choice; economic
growth; investment appetite.
Following all of these changes
the Build to rent (Btr) market
has started to grow. the British
property Federation estimates
that 10,400 build to rent
homes have been completed
in england since 2012.

house building for private sale
the council will continue to
support the government’s
message to increase the
building of houses for private
sale enabling those who aspire
to, to become owner
occupiers. to do this council
will have an enabling role
through its planning
department and it’s Local plan. 

In efforts to increase access to and the supply of new affordable homes
of all tenures the council aims to:
• Build 1000 homes in a decade
• ensure the provision of quality accessible private sector homes
• embrace any opportunities brought about by future organisational and

statutory changes
details are listed in the action plan



demand
the council has over 3,000
households on the Housing register.
1,323 households are in housing
need Bands a-c. there is a
mismatch between current demand
and supply for council homes, with
the biggest undersupply in 1 and 2
bed properties. 

639 households (in Bands a-c) are
currently in need of one bedroom
accommodation. 332 IBc and other
registered provider one bedroom
properties were available in
2016/17. this is a shortfall of 307
properties. 

there are currently 186 households
who have been referred to the
Ipswich Lettings partnership (ILp) for
assistance with securing private
rented accommodation. 

houses of Multiple Occupation
(hMOs) 
there continues to be a growth in
the number of HMos in Ipswich,
with 800 HMos currently identified.
HMos need to be licenced when
there are at least 5 people and a
building of 3 or more storeys. of
these known 800, 78 are required to
be licenced .

Moving forward, the HMo criteria
may be changed to cover two storey
buildings. this would significantly
increase HMo licensing activity in
Ipswich.

what wE wiLL dO

the new care in the community
model will see a significant shift
towards care in the home rather
than in institutions or sheltered
schemes. the recent Housing
Survey also confirmed a strong
preference for households to
remain in the community as long as
possible. 

the need for accessible, affordable
private rented accommodation has
significant benefits including
prevention of homelessness and
helping people to live healthy
independent lives.  
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the Council aims to:
• Improve access to the private

rented sector
• Improve standards in the

private rented sector
• Improve standards and use of

IBc stock 

Details are listed in the action
plan.
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PriOrity twO
iMPrOving thE quaLity Of ExiSting hOuSing, ESPECiaLLy
PrivatE rEntEd

this Strategy aims to promote the best use of Ipswich’s current housing stock,
encompassing both social housing and the already existing private rented sector,
to ensure quality housing for all. the council wants to ensure that use of the
housing stock is optimised and housing standards continue to improve.

the council has a role to play in ensuring that existing residents of Ipswich can live
settled lives in homes that are well managed, maintained and that people can stay
living independently for as long as possible. there is a clear link between poor
quality housing and ill health. the Suffolk Housing and Health charter facilitates
the increased integration of housing, health and social services. the council has a
key role to review housing standards to compliment the increasing focus on
independence and care in the community. this includes moving towards modern
fit for purpose, whole life homes, more energy efficient properties (In 2014 over
9% of households in Ipswich were in fuel poverty), reduced homelessness and
more cohesive communities.

the council, as one of the minority of local authorities which has retained its own
housing stock, is the main single provider of housing in Ipswich and is responsible
for managing and maintaining these homes and the estates in which they are
located. 

Building new homes is vital to meeting the needs of Ipswich’s
growing population. Between 2010 and 2016 new homes only
added 3.49% to the total number of dwellings

Ipswich has a large private
rented sector, compared to
many other parts of the
country, which is growing
fast. 

whilst the council has less
direct input into managing
these properties, people
renting privately must be
able to live in decent,
well-maintained homes
which are properly
managed.

the council has a role to
enforce and maintain
private housing standards
to meet legislative duties. 

a continuing element of
this work is to bring empty
homes back into use. a
quality private rented
sector is good for economic
growth and the well-being
of residents.
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gypsy and travellers
the most recent gypsy, traveller, travelling Showpeople and Boat Dwellers
accommodation needs assessment for Babergh, Ipswich, Mid Suffolk, Suffolk
coastal and waveney (May 2017) showed that there were 143 authorised pitches
in the study area; on a mixture of private sites and privately managed sites. 

the gypsy, traveller, travelling Showpeople and Boat Dwellers accommodation
needs assessment showed that in Ipswich in the five year period 2016-2021 there
was a total additional pitch requirement of 13 pitches for gypsys and travellers. In
the twenty year period from 2016 - 2036 Ipswich would need an additional 27
pitches for gypsy and travellers; 0 travelling Showpeople plots and 0 Boat
Moorings. the adopted Local plan identifies a need for 24 permanent pitches by
2031. we will continue to work county wide to consider relevant transit sites.

domestic violence
Ipswich has a women’s aid refuge in the town. the council in particular work very
closely with the refuge and they are included in all consultation work undertaken.
the council works in partnership with police, social services and women’s aid.
the council attend the Multi agency risk assessment conference in efforts to
ensure that a holistic approach is taken to ensuring that victims are supported in
every area of their lives.

young People
It is imperative to find appropriate
and suitable options to allow
young people to become
successfully independent. the
council has an existing protocol
with Suffolk county council to
help 16 and 17 year olds who are
going to/or have become
homeless.

Ipswich Housing S  trategy page 20

according to the public Health england Ipswich District Health profile
the health of the people of Ipswich is varied compared with the
england average. about 20% (5,400) of children live in low income
families. Life expectancy for both men and women is similar to the
england average but life expectancy is seven years lower for men in
the most deprived areas of Ipswich than in the least deprived areas.
Health priorities in Ipswich include ensuring more children and adults
are a healthy weight, preventing early deaths from cancer and
reducing smoking levels

PriOrity thrEE 
MEEting thE hOuSing nEEdS Of aLL COMMunitiES
and thE ChaLLEngES Of an agEing POPuLatiOn

Physical disability
the 2011 census shows 10,026
household members in Ipswich
who state that day to day
activities are limited. this is
7.64% of the total population and
less than the national average of
7.87% but more than the east of
england (6.98%). Figures cover all
age brackets. 25.59% of the
Ipswich population over 65 state
that day to day activities are
limited. this is more than the
regional picture of 22.27% but
broadly in line with the national
picture of 25%.  

this highlights that advancing age
brings with it more health
problems and a greater negative
impact on our ability to carry out
our day to day activities without
limitation. the council currently
makes use of available Disabled
Facility grants and makes
relevant adaptations to council
stock where required.

work is currently being
undertaken by Suffolk county
council to consider future
demand and supply for specialist
accommodation.  Findings across
all age groups so far indicate
there are 7000 people in Ipswich
suffering from heart/blood
pressure problems. this is the
number 1 health problem. there
are 5000 people with leg/feet
issues which could be an
indicator of mobility issues. 

there are 4000 people with
back/neck problems. there are
1000 people with learning
disabilities. 1600 people in
Ipswich living with dementia.

In the over 75s, the biggest
health issue is 1508 people with
heart/blood pressure problems.
the second highest ranking
health issue for over 75s in
Ipswich is leg/feet (affecting 1448
people), again, a possible
mobility indicator.

indices of deprivation
Ipswich has seen its 2015 ranking worsen by 12 places since 2010. In
2010, Ipswich was ranked 83rd out of 326 local authorities (1 being the
most deprived and 326 being the least). In 2015, the Ipswich ranking had
risen to 71st out of 326 local authorities. Ipswich has become more
deprived over the 5 year period of time.  

the housing needs cover a range of groups and the following paragraphs
focus on the key ones. 

Mental health
the work from Suffolk county council highlights that there are 3000
people with depression and 1000 people with a mental health problem.

there are currently 8 mental health supported Housing Schemes in
Ipswich.

housing related Support
there are 400 Housing related Support units in Ipswich for marginalised
adults

anti-Social Behaviour (aSB)
the council has a dedicated anti-Social Behaviour team who identify
those in need of signposting and support both living within IBc stock and
in the private sector.

ageing Population
nationally, regionally and locally people are living longer. In Ipswich we are
projected to see a 60% increase from 2014 -2039 in those aged 75-84 and
a 66.67% increase in those aged 85+. there are an increasing number of
older people in homes that may now be too large or less suited to their
current need. 

there are currently 57 schemes offering older people specialist housing
(sheltered, very sheltered and extra care.) in Ipswich. this excludes
residential/nursing care. of these 57 schemes, 52 offer low level support
and 5 offer high level support. there are 1748 low level support places
and 197 high level support places. there are a total of 1025 residential
care places in Ipswich.
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what wE wiLL dO

the current offer of the traditional sheltered housing does not always appeal
to the existing generation of older people, who are more active than in
previous years. the market for retirement homes that would suit this new
generation of older people is unclear and underdeveloped nationally. this
needs to be addressed to meet the growth in the ageing population. 

the new SHMa looks at the needs of the ageing population and the younger
population in more detail and will inform any future review. 

the council intends to map the borough wide offer of accommodation for
older people to inform future supply.

the council recognises the need for more specialist supported
accommodation and aspires to work with Suffolk county council to consider
the projected demand and options available to supply the appropriate
accommodation within the borough.

Moving forward the council aims for better joint working to identify schemes
to promote integration into the community.

the council will continue to
work with relevant agencies
to develop a range of
accommodation options for
care Leavers and actively
work towards becoming a
dementia friendly town.

the Council aims to:
• review accommodation to

meet the needs of older
people

• provide suitable
accommodation for all,
including vulnerable
groups

Details are listed in our
action plan.
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the council’s recent emphasis is on preventing homelessness, offering
advice and assistance to help people remain in their homes and working
with housing providers to increase options available to those threatened
with homelessness.  

the council offers support and help to accommodate the ‘hidden homeless’
who often sofa surf; this group of people are usually not entitled to any
statutory duty to accommodate them and can fall between the remit of the
different agencies 

homelessness in context:
nationally the rate of homeless acceptances (where a local authority has a
duty to find secure accommodation for a household) has increased in the
last four years.
• 2012/13 - 2015/16 - 912 statutory homelessness presentations made to

the council and 633 (69%) of these accepted as homeless, in priority need
and not intentionally homeless. 

• In 2015/16 - 161 households accepted as homeless, in priority need and
not intentionally homeless. 11.8% increase since 2014/15 - 144 were
accepted. 

• 72.9% of all households who made a homeless application accepted in
2015/16; the highest percentage of acceptances in the 12 year period. 

the Housing (Homeless persons) act 1977, Housing act
1996 and the Homeless act 2002, placed statutory duties
on local housing authorities to prevent and tackle
homelessness in their areas. preventing homelessness
remains the primary focus of the council.   

PriOrity fOur
PrEvEntiOn Of hOMELESSnESS & rOugh SLEEPing

rough Sleeping:
It is difficult to get a precise figure
for those rough sleeping because
of chaotic nature of this group
and this is a sub set of larger pool
of sofa surfers, transient and near
homeless. 

evidence shows that there are
particularly large numbers of
rough sleepers in London; In 2016
Ipswich had a rough sleeping rate
that was more than London per
1000 households. 

rough sleeping estimates are
single night snapshots of the
number of people sleeping rough
in a local authority area. the
latest figures for Ipswich were an
informed estimate in november
2016; there were estimated to be
27 people rough sleeping in
Ipswich.  

• In 2016 Ipswich had a 0.45
rough sleeping rate per 1000
households

• there has been over a 200%
increase from 2014 to 2016 in
the number of people rough
sleeping in Ipswich. 

iBC/Suffolk Coastal dCLg rough
sleeper funding bid
to deal with the increasing
numbers of rough sleepers IBc
has been awarded just over 2
years of funding from DcLg. 

Its purpose is to help those new
to the streets or at imminent risk
of sleeping rough to get the rapid
support they need.

with this funding iBC will:
• reduce the flow of new rough

sleepers to the street through
more targeted prevention.

• ensure people have a safe place
to stay while working with
services to resolve the
homelessness crisis.

• Help new rough sleepers off the
streets and into independence
through more rapid crisis
interventions and support to
access and sustain move-on
accommodation.

in efforts to
prevent
homelessness
and rough
sleeping the
Council aims to:
• Focus on

preventing
homelessness

• continue to
provide a good
quality service
to homeless
households 

Details are listed
in the action plan 
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aCtiOn PLan fOr hOuSing
SErviCES 2017-2022

this action plan is accurate at the time of publication but will change
throughout the five year period. this is the pinnacle of the strategy
itself and will evolve and respond throughout the period to reflect
local and national change. the action plan Highlights:

the four priorities:
• enabling building of houses of all tenures
• Improving the quality of existing housing, especially private rented
• Meeting the housing needs of all communities and meeting the challenges of an

ageing population
• prevention of homelessness and rough sleeping 

the nine aims to meet the above priorities:
• IBc to aspire to build 1000 homes in ten years
• Improving access to the private rented sector
• Improve standards in the private rented sector
• Improve standards and use of IBc stock
• review of accommodation to meet the needs of older people
• Suitable accommodation for all
• continue to prevent homelessness
• continue to provide a good, quality service to homeless households where it has

not been possible to prevent homelessness
• Increase meaningful partnership working across all areas of Housing Services  

Priority need
In order for the council to have a duty to provide accommodation for a homeless
applicant they must have a ‘priority need’ as defined in the legislation (under the
legislation, certain categories of household, such as families with children and
households that include someone who is vulnerable, for example because of
pregnancy, old age, or physical or mental disability, have a priority need for
accommodation).

priority need due to dependent children is the largest category every year in the
five year period from 2010/11-15/16 and is clearly the area where most
households need support. 
• 96/161 (60%) of households being accepted in 2015/16 were in priority need

due to the household having dependent children. 

Ipswich Housing S  trategy page 24

what wE wiLL dO

the council continues to work with
partners to create a whole system
approach to meeting the housing
needs of individuals.

consultation identified a need to
strengthen referral pathways to other
agencies and in particular for those
who suffer from Domestic Violence,
Mental Health, Learning Disabilities,
Leaving care, Leaving the criminal
Justice System and nHS discharge.

the council will continue to expand
options available to those who are
homeless where there is no duty to
offer accommodation. the council will
work in partnership with supported
housing providers like the Ipswich
Locality Homeless partnership (ILHp)
and private sector landlords in Ipswich
to facilitate this.

the council aims to expand on the
existing money advice service to
include financial capability for
households at risk of homelessness to
enable effective budgeting.

MOnitOring &
gOvErnanCE

the Strategy will be reviewed
annually and updated
accordingly.  

Monitoring reports will be
available annually.

the action plan will be
monitored monthly within
IBc Housing Services.

Causes of homelessness
the main causes of households being homeless in Ipswich are similar with
national trends. the long established cause of eviction by parents, other
relatives or friends is now the second biggest cause of homelessness with
the loss of private rented or tied accommodation as the main cause. 

• 56/161 (35%) homeless acceptance in 2015/16 were due to the loss of
private rented (or tied) accommodation

• 49/161 (30%) homeless acceptances in 2015/16 were due to parents,
relatives or friends no longer willing to accommodate. 
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LOCaL LEttingS SChEME
In exceptional circumstances, the gateway
to Homechoice may decide to let properties
on a slightly different basis from normal: in
the interests of building a strong and
sustainable community or to deal with
particular local issues. the set of criteria
where this applies is called a “local lettings
scheme”.

M
MarginaLiSEd and vuLnEraBLE
aduLtS
Lack of access to resources, opportunities
and rights which leads to relegation to the
edge of society. Some marginalised adults
may also be vulnerable for a reason and
may be unable to take care of or protect
themselves from harm or exploitation.

MuLti agEnCy riSk aSSESSMEnt
COnfErEnCE (MaraC)
a local, multi-agency victim-focused
meeting where information is shared on
the highest risk cases of domestic violence
and abuse between different statutory and
voluntary sector agencies.

n
natiOnaL PLanning POLiCy
fraMEwOrk (nPPf)
Is the government’s overarching planning
policy document. It sets out the
government's planning priorities for
england and outlines an expectation for
how the associated policies should be
applied.

nO rECOurSE tO PuBLiC fundS
people who are subject to immigration
control and have no entitlement to welfare
benefits, to home office asylum support for
asylum seekers or to public housing

O
OBjECtivELy aSSESSEd nEEd (Oan)
establishes the total quantum and mix of
housing that households are willing and
able to buy or rent, either from their own
resources or with assistance from the State.

OwnEr OCCuPatiOn
properties owned outright by the occupier
or being bought by the occupier with a
mortgage.

PriOrity nEEd
a priority for accommodation given to
specified groups of people who are
homeless or threatened with homelessness
under part 7 of the Housing act 1996

PrivatE rEntEd SECtOr
all rented property other than that rented
from local authorities and housing
associations.

PrivatE SECtOr hOuSing tEaM
offer advice and support to tenants,
homeowners and private landlords to

ensure that homes are safe and healthy
environment for everyone.

PrivatE SECtOr LEaSing SChEME
a scheme run by Local authorities to
provide longer term temporary
accommodation to homeless clients.

r
right tO Buy
a scheme that helps social tenants in
england to buy their home at a discount.

rEgiStErEd PrOvidEr (rP)
provider of Social Housing registered with
the Hca.

rEgiStErEd SOCiaL LandLOrd (rSL)
Housing association.

rEnt dEPOSit
a sum of money paid by the tenant to the
landlord which the landlord retains as
security against loss or damage or rent
arrears. Landlords are required to register
their deposits in a government approved
scheme.

rEnt in advanCE
Landlords can require tenants to pay rent in
advance.

rOugh SLEEPing
Defined by the government as ‘people
sleeping, or bedded down, in the open air
(such as on the streets, or in doorways,
parks or bus shelters); people in buildings
or other places not designed for habitation
(such as barns, sheds, car parks, cars,
derelict boats, station).’

S
SECtiOn 106 PLanning rEquirEMEnt
Section 106 of the town and country
planning act (1990) established a legally
enforceable mechanism to secure
contributions from developers towards the
provision of necessary community and
social infrastructure. S106 contributions can
only be sought for facilities where there is a
need that has arisen, at least in part, as a
result of the new development.

SharEd OwnErShiP
a way of buying a share of a property, and
paying rent for the remainder, usually to a
Housing association.

ShELtErEd hOuSing
accommodation for sale or rent exclusively
to elderly or vulnerable people, often with
estate management services, emergency
alarm system and warden service.

SOCiaL inEquaLity
the existence of unequal opportunities and
rewards for different social positions or
statuses within a group or society.

SOCiaL rEnt
rented housing owned and managed by
local authorities and Housing associations.

StakEhOLdErS
an individuals, groups or organisations with
an interest or concern in something.

StartEr hOMES
a new form of affordable Housing for first
time buyers between the ages of 23 and 40.
these homes will be sold at no more that
80% of open market value, capped at
£450,000 in greater London and £250,000
across the rest of england.

StratEgiC hOuSing MarkEt
aSSESSMEnt (ShMa)
a study into the local housing market that
assesses housing need and demand to
inform the development of the Housing
Strategy and Local plan.

SuStainaBLE hOuSing
Homes that are designed to reduce the
overall environmental impact during and
after construction in such a way that they
can meet the needs of the present without
compromising the ability of future
generations to meet their own

t
tEMPOrary aCCOMMOdatiOn
accommodation provided by the Local
authority to homeless households pending
enquiries into their homeless application
anD to homeless households accepted as
homeless.

  u
univErSaL CrEdit
a new type of benefit designed to support
people who are on a low income or out of
work. It will replace six existing benefits and
is currently being rolled out across the uK.
the new system is based on a single
monthly payment, transferred directly into
a bank account

w
welfare reform act
act of parliament which made changes to
the rules concerning a number of benefits
offered within the social security system. It
was enacted by parliament on 8 March
2012.
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gLOSSary Of aBBrEviatiOnS and tErMS

a
affOrdaBLE hOuSing
Social rented, shared ownership,
intermediate housing and starter homes for
households who cannot afford to meet
their housing needs through the market.

B
BEdrOOM tax
the informal name for the removal of the
Spare room Subsidy; a change to Housing
Benefit entitlement that means a social
tenant receives less in housing benefit if
they have one or more spare bedrooms.

C
CarE LEavErS
a person aged 25 or under, who has been
looked after by a local authority for at least
13 weeks since the age of 14; and who was
looked after by the local authority at
school-leaving age or after that date.

ChOiCE BaSEd LEttingS
a system that enables applicants for
housing to choose from a range of vacant
properties.

d
dECEnt hOMES Standard
a minimum standard that requires a
reasonable state of repair, modern facilities
and services and thermal efficiency.

dEPartMEnt fOr COMMunitiES and
LOCaL gOvErnMEnt (dCLg)
the central government department with
responsibility for Local government,
housing, planning and other matters.

dEPOSit BOnd
a written agreement replacing the
traditional cash deposit provided by the La
guaranteeing the Deposit value should a
claim be made against it.

diSaBLEd faCiLitiES grant (dfg) a
means-tested grant that enables the home
of disabled homeowners and private
tenants to be adapted to meet their needs,
with for example, a walk-in shower or stair
lift.

diSCrEtiOnary hOuSing PayMEnt
an extra payment to help people who claim
housing benefit and are struggling to pay
the rent

f
finanCiaL CaPaBiLity
Improving people's ability to manage
money well, both day to day and through
significant life events, and their ability to
handle periods of financial difficulty. 

fLExiBLE tEnanCiES
the Localism act 2011 introduced a power
for local authorities to offer “flexible
tenancies” to new social tenants after 1
april 2012. Flexible tenancies are secure
fixed-term tenancies with a minimum term
of two years.

fuEL POvErty
a household is considered to be in fuel
poverty if: they have required fuel costs
that are above average and were they to
spend that amount they would be left with
a residual income below the official poverty
line.

g
gatEway tO hOMEChOiCE
the choice based lettings service for all
social housing in Ipswich.

gatEway tO hOMEChOiCE: BandS
once an application has been assessed the
applicant will be placed into one of five
bands (Bands a - e), depending on assessed
level of housing need. a is the highest need
and e is the lowest level of housing need.

gyPSy, travELLEr and travELLing
ShOwPErSOnS aCCOMMOdatiOn
aSSESSMEnt (gtaa)
a study of the accommodation needs of
gypsies, travellers and travelling Show
people.

h
hOMELESS aCCEPtanCES Local housing
authorities are required to consider housing
needs within their area, including the needs
of homeless households, to whom local
authorities have a statutory duty to provide
assistance; such statutorily homeless
households are referred to as 'acceptances'.

hOMES and COMMunitiES agEnCy
(hCa)
the national housing and regeneration
agency for england that provides
investment for new affordable housing,
improving existing social housing and
regenerating land.

hOuSE in MuLtiPLE OCCuPatiOn
a house occupied by more than two people
who are not all members of the same
family. 

hOuSing aSSOCiatiOn
non-profit making organisations that
provide low-cost "social housing" for people
in need of a home. any trading surplus is
used to maintain existing housing and to
help finance new homes.

hOuSing OPtiOnS tEaM
offer advice on a wide range of housing
issues, including: Homelessness or at risk of
being homeless, private rented
accommodation, Landlord and tenant
issues, rent or mortgage arrears, eviction,
tenancy deposits, Domestic abuse and
relationship or family breakdown.

hOuSing rEgiStEr
a housing register is for people who are 16
and over, who are interested in being
considered for council or housing
association properties.

hOuSing rELatEd SuPPOrt
Help for vulnerable people to find or stay in
their own home.

i
intEntiOnaLLy hOMELESS
Local authorities make enquiries to decide
if homeless households are intentionally
homeless; that is that they consider that
the applicant deliberately did or didn't do
something that caused them to lose their
home. If the local authority decides that a
homeless household is intentionally
homeless, it only has a duty to provide
short-term accommodation, usually for 28
days.

iPSwiCh LEttingS PartnErShiP Has
been developed by Ipswich Borough
council to increase access to good quality
homes in the private sector for anyone
living in Ipswich faced with losing their
existing accommodation.

iPSwiCh LOCaLity hOMELESS
PartnErShiP (iLhP)
provides services for and with people who
are socially excluded for a whole variety of
reasons. they provide advice and guidance
about how to find a home, sort out debt
and benefits, search for employment and
gain access to other services - especially
health, drug and drink rehab.  they work in
partnership with a wide range of other
services. 

k
kEy wOrkEr aCCOMMOdatiOn
Key workers are public sector employees
who are considered to provide an essential
service. there are schemes to assist these
people who may find it difficult to buy
property in the area where they work.

L
LOan Shark
a moneylender who charges extremely high
rates of interest, typically under illegal
conditions.
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OBjECtivE: 
1 enabling building of houses of all tenures
2 Improving the quality of existing housing, especially private rented
3 Meeting the housing needs of all communities and meeting the challenges of an ageing population
4 prevention of homelessness and rough sleeping 

aCtiOn PLan aCtiOnS tO dELivEr targEt:                                                           SErviCE arEa Of iBC:

14 explore incentives to encourage IBc tenants under                      policy and Strategy
occupying properties to move to more suitable 
accommodation.

15 Implement the introduction of flexible tenancies within the      policy and Strategy & tenancy Services
national (yet to be published) timescales.

     
MEEting thE hOuSing nEEdS Of aLL COMMunitiES and MEEting thE ChaLLEngES Of 
an aging POPuLatiOn: review of accommodation to meet the needs of older people:

16 Mapping of borough-wide accommodation for older                  policy and Strategy
people in partnership with external stakeholders.

     
17 undertake comprehensive review of sheltered housing              policy and Strategy
     in Ipswich.
     
18 review of IBc’s Sheltered accommodation                                    policy and Strategy & tenancy Services

Suitable accommodation for all:

19 continue to build wheelchair standard accommodation on        Building and Design, Housing advice, 
     new council house schemes.                                                             tenancy Services

20 review of joint working with mental health services.                  Housing advice & tenancy Services

21 Initiate joint working with Learning disabilities team to 
identify schemes to promote integration into the community.       Housing advice & tenancy Services

22 the anti Social Behaviour team to continue to identify and       tenancy Services
manage vulnerable people in need of support.                             

23 work towards becoming a dementia friendly town.                     Housing advice

24 continue to adapt both council and private properties               private Sector Housing and 
appropriately.                                                                                       Maintenance & contracts

25 continue to work with agencies to support marginalised            Housing advice
adults in the town. 

     
26 Meet the needs of gypsies and travellers.                                     policy and Strategy

PrEvEntiOn Of hOMELESSnESS and rOugh SLEEPing: Continue to prevent homelessness:

27 expand on existing money advice to include financial                  Housing advice
     capability for households at risk of homelessness.
     
28 continue to work effectively with those who experience            Housing advice & tenancy Services
     domestic violence.
     
29 proactively work with the successful providers of HrS provision    Housing advice
     following the tender process to develop meaningful 
     pathways from street living to settled accommodation.              

30 to keep up to date with emerging legislation (especially the      policy & Strategy and Housing advice
Homelessness reduction act) and the impact this could 
have on the work of the Housing options team.

aCtiOnS tO dELivEr targEt:                                                           SErviCE arEa Of iBC:

EnaBLing BuiLding Of hOuSES Of aLL tEnurES:
iBC to aspire to build 1000 homes in 10 years:

1   Set up Local authority trading company to provide a range       council corporate Management team
of different  tenures in order to cross subsidise the

construction of Social Housing.
     
2   resource and identify external funding to enable the                  Housing advice
     increase in supply of affordable new homes.
     
iMPrOving thE quaLity Of ExiSting hOuSing, ESPECiaLLy PrivatE rEntEd:
improving access to the private rented sector:

3   establish a rent guarantee Scheme.                                               Housing advice

4   Launch a new landlord’s forum.                                                        Housing advice

5   continue to promote the Ipswich Lettings partnership                Housing advice
     amongst private landlords.                                                                

improve standards in the private rented sector:

6   continue to be proactive in inspection and enforcement.           private Sector Housing

7   continue to review and implement the empty Homes policy.    private Sector Housing

8   continue to work with private landlords to improve housing     private Sector Housing
     conditions.
     
9   continue mobile home site inspections and licences.                  private Sector Housing

10 continue to work with the Fire Service in carrying out                private Sector Housing
inspections within mixed residential/commercial premises.

     
11 continue to inspect/improve the private rented sector by         private Sector Housing

ensuring smoke & carbon monoxide alarms are fitted.                

improve standards and use of iBC stock:

12 Invest in our stock and maintain the Ipswich Standard.               Maintenance & contracts

13 allocate adapted stock to those most in need.                              Housing advice 
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aCtiOnS tO dELivEr targEt:                                                           SErviCE arEa Of iBC:

Continue to provide a good, quality service to homeless households where it has not been possible to
prevent homelessness:

31 Housing options staff to continue to prioritise decision              Housing advice
     making on statutory homelessness applications.
     
32 to continue to provide suitable temporary accommodation      Housing advice
     that is of good quality to homeless households.
     
33 Investigate obtaining private sector tenancies to place               Housing advice
     statutory homeless households in as permanent 
     accommodation.                                                                                  

34 to implement the functions contained with the joint                  Housing advice
IBc/ Suffolk coastal District council rough Sleeping 
grant Funding.                                                                                     

35 review the current illegal tent encampment process to              private Sector Housing and Housing
     explore and incorporate a better way of working to access        advice
     rough sleepers at an early stage
     
in OrdEr tO aChiEvE aLL Of thE aBOvE aiMS wE nEEd tO inCrEaSE MEaningfuL PartnErShiP
wOrking: increase meaningful partnership working across all areas of housing Services:

36 Increase access to and working relationships with the                Housing advice & tenancy Services
Hospital social work team. Focussing on improving nHS 
discharge where there is a risk of homelessness.

     
37 continue to work collaboratively with partner agencies.             all Housing Services

38 continue to build upon existing relationships with adult            all Housing Services
     and community Services(acS) and children and young 
     peoples Services (cypS) at Scc
     
39 Housing policy and Strategy team to write an annual report      policy and Strategy 
     updating on Housing Strategy and action plan progress.

 

a further event was held a year
later on 19 july 2017 with a 3 week
feedback period opened up to all.  

the final step was to take the
Strategy to a full Council meeting to
be agreed prior to being adopted
by iBC’s Executive committee, this
has now taken place.

feedback
the Feedback period ran from 19
July until 8 august 2017. the draft
Strategy and appendices were
published on the IBc website and
comment was invited. It was also
highlighted that specific comment
relating to how partnership working
could be utilised to achieve the
actions within the action plan.

a total of four responses were
received. the responses/feedback
covered the following areas:

• partnership working could be
utilised to achieve actions within
the action plan

• Mis-wording in the draft Strategy

• Suggestions for possible
re-wording

• a specific response concerning
planning and  tenure split

• welcoming the overall vision of
the Strategy

 

Our response
partnership working discussed at IBc Housing Services Managers Meetings
going forward (no amendment to strategy itself).

the highlighting of the incorrect sentence within the draft Strategy will be
acted upon and the sentence will be amended.

Monitoring & governance
the Strategy will be reviewed annually and updated accordingly.
Monitoring reports will be available following an annual review.

the action plan will be monitored monthly within IBc Housing
Services.

COnSuLtatiOn & fEEdBaCk

In order to write the Strategy so that it is a cohesive document
with a real direction for the future it was necessary to consult
with internal and external partners. the consultation
commenced with a housing workshop event in 2016.
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