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Foreword


Leeds is a vibrant, successful and modern city with a thriving quality of life and it is set to grow further in the future.  In order to ensure that Leeds can develop and grow in the way we want it to, we recognise that it is essential that there is a range of good quality housing that can meet the needs, requirements and aspirations of its citizens.

We have become concerned that over recent years increasing numbers of our citizens can no longer afford to buy housing or get access to the housing they need and want.  We are concerned that without change and more and better affordable housing that the economic strength of Leeds may be compromised and threatened. 

We are concerned that first time buyers in the majority of the city are finding it impossible to get on to the housing ladder and buy their first home and we are concerned that many young families find it difficult to move to housing more suited to their needs as their families grow.

We are concerned that vulnerable groups, like the elderly and disabled are experiencing problems in getting the housing they need in the areas they want to live, close to their family, friends and to local amenities. 

We are concerned also that there is still too much poor quality housing in areas with high levels of deprivation.  We want to radically improve the quality of housing in those areas creating a range of housing to buy and rent that can improve the quality of life for existing residents and attract new residents, and make those areas places where anyone would be proud to live.

We want to ensure that a range of high quality housing is available across the city that can enable our citizens to meet their needs and realise their aspirations.  We support this Affordable Housing Plan in providing a strategic approach to improving access to existing housing and significantly increasing the provision of new affordable housing across the city for the benefit of all our citizens.


Councillor Andrew Carter


Councillor Les Carter

Introduction


The purpose of this Affordable Housing Plan is to maximise the supply of affordable housing provision in Leeds, improve access to housing for all groups within the community and ensure that statutory duties relating to enabling access to housing are met.

Affordable housing is for those households unable to access or afford housing through the open market.  Such households include:

· First time buyers

· Low income workers unable to buy or rent in the open market

· Low to middle income key workers unable to buy or rent in the open market 

· Student families 

· Homeless households seeking low cost home ownership 

· Council or RSL tenants seeking home purchase 

· Council tenants needing transfer to meet medical or other priority social need

· Homeless households in need of rented housing 

· Households in priority social need

· Other vulnerable groups on low to middle incomes

Affordable housing can be in a number of forms not just social housing for rent.  It embraces a number of housing options that in combination comprises what is known as the ‘housing ladder’. The next chapter explores the sorts of affordable housing we want to develop in Leeds.

The supply of affordable housing is currently inadequate and the numbers of households unable to access the housing they need is growing.  With the supply of social housing lettings continuing to reduce and with house prices continuing to rise, increasing the supply of new affordable housing for sale or rent and easing access to mainstream market housing is becoming ever more pressing.

The supply of affordable housing is becoming a rising priority in national and regional housing and planning agendas.  The Barker report highlighted the need both for increasing supply of housing to ease affordability and for an increased supply of affordable housing, including social rented housing.  The Regional Housing Strategy for Yorkshire and Humberside has set affordable housing provision as a key element in enabling its aim of delivering sustainable communities, while the Leeds City Region Development Plan will highlight the importance of having a housing offer that can support economic growth over the coming years.

Affordable housing has become a rising corporate priority for the Council and was identified as such in the Council’s Corporate Plan 2006.  The Chief Housing Services Officer has been charged with leading and driving action to increase the supply of affordable housing in Leeds and improve access for all and has the support of a corporate Affordable Housing Task Force. 

The Leeds Housing Partnership Executive have also identified the supply of affordable housing as one of the key priorities in the Leeds Housing Strategy 2005-2010 and is working to establish the effective partnership working required to deliver it.  This plan links to the 

· Empty Property Strategy;  

· Private Rented Housing Strategy; 

· Older Persons Housing Strategy 

· the emerging Housing Strategy for People with Disabilities, 
· Supporting people Strategy 

· Homelessness Strategies; 
· BME Housing Strategy 

· Strategy for Housing Students in Leeds. 
The Council is intent on ‘upping its game’ and achieving year on year improvements in the supply of new affordable housing.  It will achieve this through developing a clear strategic direction,  a range of tools and options and effective partnership working with Registered Social Landlords, housing developers and financiers. 

The consequences of failure to increase the supply of new affordable housing and improving access for households to the housing they need would be considerable.  There could be negative impact on future economic growth with low paid workers unable to access housing either to buy or rent or unable to take up low paid jobs. The Councils ability to meet its statutory duties relating to housing could be significantly compromised.  There will be restricted choice and access for groups such as the elderly or disabled who need access to affordable housing.

This plan describes the types of affordable housing that can be provided in Leeds and the mechanisms to improve access to existing housing

It will make the case for more affordable housing to meet current and future needs across the city.

It will identify the approach currently in place to provide new affordable housing and improved access to existing housing and will explore the further action that is needed to develop existing approaches and new tools that need to be developed to ensure improved access to housing and provision of new affordable housing.

It will finally identify the priorities for action that will need to take place over the next 12 months and an action plan for delivering those priorities

1.    What is Affordable Housing?


In the past affordable housing tended to be seen as being social housing for rent provided either by local authorities or Registered Social Landlords.   However, defining affordability and what is or isn’t affordable to households and individuals is not an easy thing to do.  

As a result approaches to providing affordable housing have involved both ‘supply side’ measures to increase supply of affordable housing and ‘demand side’ measures to improve access to existing housing in the market. 

In Leeds,  the concept of the housing ladder has been developed seeking to establish a range of housing for sale, shared ownership and rent


Demand Side Actions

HOUSING OPTIONS ADVICE

A starting point for improving access to housing for all involves provision of high quality and accurate advice on housing options and assisting people to find the right option for meeting their housing requirements.   

The inclusion of advice on housing options represents a fundamental shift in the approach of the local authority from a reactive role focusing on meeting housing need to a proactive role in helping people find the most appropriate housing option.  A Housing Options service would include Identifying housing options, providing mortgage and money advice; signposting’ or directing people to provision; giving advice to employers seeking to locate to Leeds and to those relocating; use of tools such as Hometrack to advise on house prices; benefits/rents advice and advice on landlord/tenant issues 
OPTIONS TO ASSIST HOME OWNERSHIP

There is a need to enhance access to home ownership in line with increasing expectations.  Such assistance includes Homebuy Schemes to help people to apply for a loan to buy a home; enabling tenants to purchase their homes at a discount under the right to buy for council tenants or under the right to acquire their homes for tenants of Registered Social Landlords and working with financial institutions to develop flexible financial products to assist access to home ownership.

SUPPLY SIDE ACTIONS

Access to Market Housing and the private rented sector

Housing for sale on the open market can provide opportunities for households to buy homes, especially in lower priced areas.  Developers are producing new lower-priced housing schemes aimed at first time buyers.  Accredited or licensed private rented housing offers access to housing for those not in need of low social rented housing but who can’t afford home ownership.  

Intermediate (Sub Market) Housing

This can be defined as being housing for shared ownership or equity sharing at low or mid market prices, or housing with rents higher than social rent, but lower than market rents.   

Discounted sale: is normally available through housing associations, aimed at low to middle income workers.  On resale, the purchaser must sell on at the same level of discount.  This is controlled through the lease arrangements set up by the RSL and ensures affordability in perpetuity,

Shared ownership: is normally available through housing associations, aimed at low to middle income workers where the purchaser buys a share in the home and enters into a shared ownership lease with a housing association. 

Sub-market rented housing: is normally available through housing associations (Registered Social Landlords), aimed at low to middle income workers.  

Low Cost Rented Housing (social rented housing)

Housing let by the Council or by Registered Social Landlords at rents set by the Rent Officer and agreed by the Housing Corporation.  Homes are let on assured tenancies and are allocated according to the Councils lettings policies and targeted towards those in greatest need.  

Housing Stock Release schemes can be used to encourage take up of shared equity, Homebuy or discounted sale schemes from social housing tenants to create vacancies in areas of high demand.

ACCESS ROUTES
The aim within this plan is to enable access to housing for the wide range of households who are unable to access housing through the regular housing market.  The following table shows the routes into affordable housing for various target groups:

	Target Group
	Type
	Funding Stream

	First time buyers
	Market housing 
Starter homes

Intermediate housing 

Sub Market Rent
	S106
ADP/S106



	Low income workers
	Intermediate housing 
Sub Market Rent
	S106
ADP/S106

	Low to middle income key workers
	Market housing 
Intermediate housing

Sub Market Rent
	S106
ADP/S106

None

	Student families
	Intermediate housing 
Sub Market Rent
	S106
ADP/S106

	Homeless households seeking rented or LCHO housing
	Intermediate Housing
Private rented housing 

Low Cost rented
	ADP/Housing Benefit
Housing Benefit ADP/S106

	Council /RSL tenants seeking home ownership
	Homebuy
Intermediate housing
	ADP
ADP/S106

	Council /RSL tenants needing transfer to other rented housing.
	Low Cost rented
Intermediate Housing

Sub Market Rent
	ADP/Housing Benefit
S106/ PRS/Housing Benefit 

ADP/S106

	Households in priority social need
	Low Cost rented
Intermediate Housing
	ADP/Housing Benefit
ADP/S106


ADP = Housing Corporation Approved Development Programme PPG

S106 = requirement for affordable housing provision from private developments through Section 106 agreement

*  after 18 months residence

The next chapter shows that in many parts of Leeds, the ladder does not exist or some of the rungs are missing.  The approach described here aims to establish effectively operating housing ladders across the city. 

2.  The Case for more Affordable Housing


The housing market in Leeds has not been working effectively enough over recent years to provide the range of housing needed to meet the range of needs and requirements of current and future residents of Leeds.  It is looking increasingly likely also that housing provision could hinder and hold back economic growth for the city and reduce the quality of life of its citizens.

Unaffordable Home Ownership

The Department for Communities and Local Government (DCLG) has advised that house prices that are more than 3.5 times a single income or 2.9 times a dual income are unaffordable. 96% of postcode sectors had price/average single income ratios of more than 3.5 84% of postcode sectors has price/average dual income ratio of more than 2.9.  Using these guidelines most housing for sale in Leeds is largely unaffordable:

· A dual income is absolutely necessary to enable those on low income to buy
· Only 4 of the 102 postcode sectors (3.9%) have prices affordable to those on below average single incomes

· No postcode sector is affordable to those on bottom 10% incomes, single or dual

· A single income of £18,571, or dual income of £22,414, is needed to afford cheapest back to back at £65,000, compared to the average single income in Leeds of £22,000; the average single income in bottom 10% of £12,669 and average dual income in bottom 10% of £19,000.  

There are still variations in affordability across Leeds but in many areas housing for sale is now largely out of reach, even that at the ‘bottom of the market’, and in many areas a substantial deposit would be needed in addition to secure incomes.

· In Beeston, you would need a single income of £22,100 or a dual income of £27,150 to afford a terraced property

· In Armley you would need a single income of  £27,250 or a dual income of £32,900 plus a deposit or equity from a previous property to afford a terraced property

· In Pudsey you would need a single income of  £33,450 or a dual income of £40,375 to afford a terraced property plus a substantial deposit or equity from a previous property

· In Wetherby you would need a single income of  £49,600 or a dual income of £57,800 to afford a terraced property plus a substantial deposit or equity from a previous property

Social Housing Stock and Lettings in Decline

The table below shows that the reductions in social rented homes experienced will frustrate the ability to meet general as well as priority needs and will create difficulties in meeting decanting and relocation requirements arising from comprehensive regeneration schemes such as EASEL and the Little London, and Holbeck/Beeston Hill PFI schemes.

There are almost 27,000 fewer social rented homes now than in 1980.   30,000 homes have been sold under the right-to-buy since 1980 and 6,000 were sold between April 2003 and April 2006. A further reduction of up to 10,000 council homes is predicted by 2016 to reduce the council housing stock to fewer than 50,000.

Table 1  Trends in Social Rented Housing Stock 1995 – 2010

	
	1995
	2005
	Change
1995 - 2005
	2010
	Change
2005 - 2010

	Council
	77934
	60500
	- 17434
	50000
	- 10500

	RSL
	13000
	14413
	+1413
	15383(a)
	+ 970

	All
	90934
	74913
	-16034
	65383
	- 9530


(a) On basis of current Build rate = 200 units pa
As the supply of social rented lettings continues to reduce then the proportion of lettings to priority needs groups will increase and it will be increasingly difficult to house new applicants with general needs, or tenants seeking transfer who have moderate needs.

· It is estimated that if current trends continue by 2010, those in priority need and households being decanted through regeneration and remodelling schemes will account for 83% of all lettings. 

· Already the proportion of lettings to Priority Extra/Priority Plus (which includes homeless applicants, people losing their homes through clearance, urgent medical needs) is close to that or over in some areas. In Aireborough 86 % of lettings during 2005 were to Priority Extra/Priority Plus applicants, as were 78% in Swarcliffe, 76% in Moortown, 76% in Morley and 73% in Meanwood.

· There will be no option for housing those low income workers unable to buy in the open housing market as such applicants have no priority need and thus would be unlikely to receive an allocation.  This position will deteriorate even further without additional supply.

With house prices and costs increasing and with prices in some areas being irrevocably out of the reach of even those on average incomes, there is and will continue to be a clear need to increase the supply of affordable housing for rent to a level that can enable the needs of households unable to buy; to meet requirements arising from regeneration schemes and to meet the priority needs of vulnerable people.

SUPPORTING ECONOMIC GROWTH AND SUCCESS

Research undertaken for the Leeds City Region secretariat has shown that economic growth in the Leeds City Region area will generate substantial job growth in low paid, short-term and part-time jobs in the service, retail, leisure and catering sectors as well as high paid, high skilled jobs in the ‘knowledge’ economy and the financial/legal sectors  

People in low paid and increasingly those on average incomes increasingly cannot afford to buy housing and private rents are often unaffordable also.  In addition as the number of vacancies in social rented housing continues to decline, low paid workers may not have the ‘priority need’ required to access social rented housing.  

Market rent levels for small flats in Leeds could take up to 50% of gross Minimum wage levels and even sub-market rents could take over 35%. If people seeking to take up low paid jobs have to look to lower priced areas outside of Leeds, then the combination of housing costs and increased travel costs may make the taking up of jobs unsustainable. This may lead to skills shortages and difficulties for employers to fill lower paid jobs. 

CREATING AND SUSTAINING MIXED COMMUNITIES 

One of the intentions of the Leeds Regeneration Plan is to create more mixed and sustainable communities.  Across Leeds there are many neighbourhoods where there is no fully functioning housing ladder frustrating regeneration programmes and access to housing for those on low to average incomes.  

Concentrating new affordable housing in those areas where there is already a dominance of social rented housing or lower priced older terraced housing further concentrates deprivation and vulnerability, but there are opportunities to provide more of a range of affordable housing and housing types.

All parts of Leeds contain council and other affordable housing but in many suburban and outlying areas this supply is diminishing while market conditions make entry to such areas impossible.  Failure to provide affordable housing in areas of high housing costs and demand can be problematic.  If neighbourhoods are inaccessible to incoming households, first time buyers or young families then this can compromise the viability of local facilities such as schools, post offices and shops for the existing residents.  Providing access to low cost home ownership or rented housing in areas currently inaccessible to those on below average incomes can help rejuvenate such neighbourhoods and protect their long-term sustainability.

IMPROVING ACCESS TO HOUSING

The data above shows the restrictions on access to both home ownership and rented housing that are likely over the coming years.  The existing pressure on social housing stock will only intensify without additional supply.  This will restrict access for those in moderate need and potentially for vulnerable groups needing housing or a transfer from their existing tenancy.  With the number of available lettings reducing:

· the ability to rehouse an elderly tenant needing a transfer within the same area will become increasingly difficult causing hardship and dislocation for that person if they have to move away from family, friends, carers and social networks and facilities. 

· Young low-income families needing larger housing as their children get older may have to move away from childcare arrangements or schools to access the housing they need causing significant upheaval and potentially sending that household into poverty and deprivation if new childcare costs cannot be afforded or if travel costs increase.

Increasing house prices will continue to make it difficult for first time buyers to enter the market.  Indeed, only 4 postcode areas are affordable to those on below average incomes and evidence suggests that prices are continuing to escalate in those cheaper areas.  The cheapest properties in Leeds are increasingly out of reach of those on low incomes in work. 

The development of discounted sale housing is still in its infancy but offers a means of increasing access to home ownership giving first time buyers at least the chance to buy a home of their own.  A challenge will be however to persuade people that increasingly in the future that buying a stake, not a ‘whole property’ will become the first rung of the housing ladder.  

SUPPORTING REGENERATION 

Affordable housing provides a key component of the housing mix needed to regenerate areas.  Most areas need a mix of housing for sale, shared equity and rent.  The operation of the ‘housing ladder’ described in section 3 required such a mix. Many housing estates across Leeds suffer from having too large a concentration of social rented housing resulting in concentrations of deprivation and vulnerable tenants and the necessity for the aspiring households on such areas to move away to move up the housing ladder, compromising social cohesion and reinforcing ‘ghettos of deprivation’. 

Creating mixed tenure housing, promoting low cost home ownership and shared equity housing in areas of deprivation can help diversify demographic profiles, enable a housing ladder to operate effectively and more affluent households to be retained.

MEETING STATUTORY DUTIES

There are a number of statutory duties and obligations incumbent on the Council in relation to housing that would be significantly compromised if the supply of affordable housing for rent and sale does not keep pace with demand for it.

The Local Government Act 2003 sets out the statutory framework that requires local housing authorities in England and Wales to ‘produce a local housing strategy’ that sets out housing needs in their district and means of meeting those needs including provision of  affordable housing to meet identified needs. This builds upon Section 8 of the Housing Act 1985 which places a duty on local housing authorities to ‘consider the housing conditions of their district and its needs’ regarding the provision of further housing accommodation

Part 7 of the Housing Act 1996 places statutory duties on local housing authorities to provide ‘assistance to people who are homeless or threatened with homelessness’. Where a main duty is owed, the authority must ensure that suitable accommodation is available for the applicant and his or her household until a suitable offer of accommodation can be provided. 

Part 6 of the Housing Act 1996 requires local authorities to give reasonable preference in the allocation of council housing or by making nominations of applicants to Housing associations to those Statutorily homeless and those that are threatened with homelessness; those with a medical or welfare need to be rehoused; those living in uninhabitable or overcrowded accommodation and those that need to move to alleviate hardship such as employment or to give/ receive support.

· Having an inadequate supply of housing to permanently rehouse accepted homeless households compromises ability to meet performance targets relating to homelessness and brings with it a high risk of affecting the local authority’s CPA score with implications for loss of the freedoms and flexibilities which come with an excellent score.
· Failure to meet statutory obligations may lead to a Judicial Review or a complaint to the  Ombudsman. 

3. The Response in Leeds so far….


The approach to providing access to affordable housing has so far relied in the main on two routes – through public investment funding and use of local authority land to maximise provision of housing by the Council or the 24 housing associations operating in Leeds; or through seeking to maximise private investment and use of private land, primarily through use of the Council’s planning powers.
PUBLIC INVESTMENT FUNDING AND USE OF LOCAL AUTHORITY LAND 

Maintaining existing affordable housing supply 

The achievement of over £400 million of ALMO Decency funding has enabled significant improvement to the council housing stock reducing the risk of stock loss through demolition and ensuring good quality housing for tenants. In addition, housing associations are also investing in refurbishing their housing stock that, although newer does contain pre-1919 older housing that is in need of renovation. In combination this will ensure that there is a substantial stock of good quality affordable housing provision for rent to meet a significant proportion of demand.

The Leeds Partnership Homes (LPH) initiative that ran in Leeds between 1991 and 1995 involved the Council  transferring its undeveloped stock of Housing Revenue Account (HRA) land worth £33 million to a joint venture company involving the Council and five housing association partners in order to lever in an equal amount of Housing Corporation grant funding and additional private finance to achieve over 4,000 new affordable homes for rent and low cost home ownership through housing association.  

Housing Corporation funded provision

Social rented housing and LCHO funded by the Housing Corporation provides an important source of affordable housing for low cost home ownership and rent.  There are currently just over 60,000 council homes and 15,000 homes managed by housing associations but this total has reduced significantly over the last 10 years.

However, due to the lack of available HRA land and restrictive rules which counted grant funding and land supplied by local authorities at less than market price as being ‘a double subsidy’, new build rates have however been declining rapidly since the days of Leeds Partnership Homes. The programme of 132 homes for rent and LCHO in 2005/06 compares to a programme of 148 in 2004/05 (see table 2) and 572 in 2000/01.  Pressure to fund the Council’s capital programme priorities from capital receipts on surplus General Fund sites, together with planning restrictions on development of greenfield sites, has also contributed to the reduced supply of land for ADP funded affordable housing. 

In order to encourage the general shortage of affordable housing schemes, the Housing Corporation has now removed its double subsidy rule and, to stretch its funds as far as possible, it requires that public land is made available at less than best consideration. 

Therefore release of more Council land at less than best consideration will increase opportunities for low cost home ownership and is the only way to achieve increased affordable housing for social rent using Housing Corporation ADP Grant and private finance. The Housing Corporation has recently announced a policy of only supporting schemes where land costs do not exceed £5,000 per plot, effectively requiring council land at between 10% and 30% of market price.

Major Regeneration schemes

Major regeneration schemes will provide new affordable housing and will enable significant refurbishment and renovation of existing housing to provide more good quality affordable homes.

The Little London PFI scheme includes provision of new low cost home ownership opportunities, along with new social rented homes and extensive refurbishment to enable a good quality mix of tenures, types and costs to create a sustainable community for the future.

The proposed Holbeck and Beeston Hill PFI has similar intentions and will also mix new social rented housing provision with mixed tenure housing for sale and shared equity and substantial refurbishment. 

The EASEL regeneration programme aims to introduce mixed tenure housing and a more diverse population to an area dominated by poor quality social rented housing.  It incorporates the Gipton LCHO scheme which aims to help local households to release the equity from their council homes to help afford home ownership.

Housing Market Renewal schemes in Beeston Hill and Holbeck, Harehills and Cross Green/East End Park utilising Housing market Renewal Fund and Single Regional Housing Pot funding aim to create mixed, stable and sustainable communities where currently there is a mix of poor quality and unstable pre-1919 terraced and back-to-back housing and poor quality social housing.  The aim will be to create mixed tenure communities capable of housing the existing settled residents while offering opportunities for new residents to move into radically improved neighbourhoods.

Table 2:  Actual and planned delivery of affordable housing in Leeds 2004 – 2008

	Type
	Delivered 04/05
	Housing Strategy 
Target Figures

2006/10
	Outturn 05/06
	Planned
 06/07
	Planned 07/08

	Low Cost Rented (ADP)
	 112
	470
	113
	 110
	 84

	Shared ownership (ADP)
	 36
	200
	19
	0
	69

	Low Cost Rented (S106)
	49
	200
	46
	60*
	75*

	Low Cost Sale (S106)
	36
	200
	164
	180*
	200*


*   Estimates at the moment.  All other information from HSSA return (excluding housing strategy targets)
PRIVATE SECTOR INVESTMENT AND LAND

Use of Planning Powers/S106 agreements

The use of the Council’s planning powers to require a certain proportion of new developments to be affordable housing has gradually developed as providing a substantial source of new affordable housing across the city.  

· Government policy and regulation passed to local authorities requires affordable housing to be secured on site with commuted sums collected on an exceptional basis.  Policy in Leeds now reflects this.  

· A balance of types of affordable housing is sought for all new developments informed by planning policy and guidance.  This will be reviewed when the results of the Housing market Assessment and Housing Needs Assessment are known later this year.

Substantial effort has been made to review and strengthen the Supplementary Planning Guidance relating to affordable housing and to achieve clearer and more robust targets for affordable housing provision.  

Integrated working protocols between the Development and Neighbourhoods and Housing departments have also been put in place.  The result of this has been an increase in affordable housing achieved through S106 agreements from around 70 homes in 2003/04 to 210 homes in 2005/06. (See Table 2)  Improvements can still be made especially in relation to further enhancing working arrangements between planning and housing officers and involving the Council’s Housing Strategy team in negotiations at an early stage (see Chapter 4).

Access to private housing



The Council and the Leeds Housing Partnership have developed strong and robust policy regarding private rented housing aimed at improving the quality of the private housing stock in general.  

Access to good quality private rented housing:  The Leeds Landlords Accreditation Scheme is well respected and admired and seeks to improve conditions of housing and management and to enable private rented housing to be increasingly seen as part of the affordable housing options actively identified to households seeking housing.  This will be further encouraged by the introduction of HMO and Selective Licensing and the development of a Management Agents accreditation scheme.  Private rented housing is leased to house homeless households, instead of having to use emergency hostels or bed and breakfast accommodation and other vulnerable adults.  A rent deposit scheme is under consideration as part of the private rented housing strategy to assist people to access private rented housing to meet their needs.

Private housing renewal:  The Council has sought to enhance the quality of private sector housing especially in areas of older pre-1919 housing to deal with unfitness and poor housing condition and to create a better quality private housing offer in areas of regeneration.  £26 million has been obtained from the Housing Market Renewal Fund and the Single Regional Housing Pot to achieve a better mix of high quality and accessible housing in those areas and programmes of group repair and equity release loans to ensure improved quality of housing in older private housing areas

The Right to Buy has offered a means for very many council tenants to realise home ownership.  Currently however, increasing prices have brought increasing valuations of properties while caps on discounts of £24,000 have meant that in areas of escalating house prices then increasingly tenants are unable to afford the remaining mortgage after discount.
The Golden Triangle Homebuy scheme offers a means of helping those who are unable to afford to purchase a home outright on the open market, to do so.  A person can purchase a home of their choice in the Golden Triangle area of Harrogate, York and North Leeds. The scheme is targeted at first time buyers unable to enter the housing market and those in housing need to purchase a property in the Golden Triangle.  The scheme provides an equity loan of 35%, 40% or 45%. A person must be able to pay the remainder through a mortgage and/or savings. There is no interest or rent payable on the loan.  The loan can be repaid at any time – but it must be repaid if a person sells their home.  The amount to be repaid depends on the value of their home at the time of sale or repayment of the loan. A financial assessment is undertaken to determine the amount of loan a person can receive.
While the table on page 13 shows progress in achieving new affordable housing, especially low cost sale/shared ownership, there is now a need to ‘raise our game’ in Leeds, and achieve significant increases in provision across the board.

4.     What more could be done?


DEVELOPING EXISTING PROGRAMMES/APPROACHES

There is a need to further develop existing approaches and programmes to enhance affordable housing provision and improve access to housing for those unable currently to access housing through the open market.

1. Land release (Less than best) and Asset Management

The use of local authority owned land to support provision of affordable housing has been utilised since the Leeds Partnership Homes programme where ADP grant included funding for land purchase at the level of open market values at the time.  With land prices continuing to escalate and reduced levels of ADP funding outside south east England, development of affordable housing through this route for social rent (and increasingly) low-cost home ownership became unviable as subsidy through land transfer at less than best consideration resulted in equivalent loss of ADP grant. However the Housing Corporation has now removed this ‘double subsidy’ rule and a further supply of HRA land is becoming available from clearance of redundant housing stock and regeneration proposals.  Therefore disposal of Council owned HRA land at ‘less than best’ consideration is a tool now open to the Council and its partners in supporting affordable housing development. 

Currently Council policy is to consider this on a ‘case by case’ basis that is dependent on the individual merits of each particular proposal. However it is considered that a more strategic commitment to making sufficient land available at less than best consideration for affordable housing could deliver a higher overall level of ADP and private investment to the city in affordable housing. As described later this mechanism could be used to establish a sufficient land bank to assure the Housing Corporation that, with ADP support over a period of years, the housing partnership can deliver an affordable housing programme for the city.
Actions for Affordable Housing Task Force

· Leading the mapping of all available Housing Revenue Account land for development purposes in association with ALMOs and Development Department

· Establishing a clear land use development plan either to attract public-sector funding through the Housing Corporation or other appropriate funding body, or through sale of land to secure affordable housing through application of planning policy 

· Create a register of land to facilitate the use of commuted sums in a timely manner

· Developing improved communication with Neighbourhoods and Housing and provision of advice on land and asset management issues in general and specifically in relation to the Less Than Best Consideration process through the Council’s Asset Management Group in order to influence development of future corporate capital asset management strategies.

· Provide support for development of a departmental asset management plan for Neighbourhoods and Housing that integrates with and complements city-wide plans.

· To extend the use of the Corporate Property Database to share information on cleared Housing Revenue Account sites.

· In accordance with the Council’s asset management strategy, help maximise affordable housing development and provide development opportunities for housing partners.
2. A more sophisticated ‘evidence based’ approach to delivery

Robust and continuous housing market assessment needs to form the basis of this Affordable Housing Plan and its subsequent review in order to give confidence that enough there is enough affordable housing in the right place.  Links will be made to sub-regional assessments at West Yorkshire, Golden Triangle and Leeds City Region level.  The process will include local housing market tracking including tracking house price changes and trends in demand for rented housing (private and social) and any changes in balance of tenure of housing needed.  This will form the basis for geographical focus on hot spots in terms on need for market restructuring or where affordability pressures are greatest.

Actions for Affordable Housing Task Force
· Leading the development of housing market assessments
· Making links to assessments taking place at sub-regional level and developing sub-district level micro market assessment and tracking 

· Supporting  the development of Housing Market Assessments and associated tracking mechanisms through identifying corporate Leeds City Council resources and resources from partners and linking into appropriate Management Information Systems.
· Ensuring that Housing Market Assessments inform the development of the Local Development Framework and Area Action Plans and contribute resources that will support and develop Housing Market Assessments and tracking systems.
3. Full integration of Housing and Planning in Delivering Affordable Housing

While there have been increasingly close and effective working relationships developed between the Neighbourhoods and Housing and Development Departments of the Council further improvements and refinements are needed.

Planning Policy and Permission's:  Ensuring that targets and requirements take account of changing housing market conditions and changes in housing requirements and aspirations is crucial to ensuring that housing developed meets identified housing demand and requirements.   Ensuring an effective and speedy process for considering planning applications and making approvals is essential to the smooth operation of the housing development process.
Actions for Affordable Housing Task Force
· Leading processes relating to planning applications and the granting of planning permissions for new affordable housing. Leading the regular review of planning policy relating to affordable housing and ensuring a robust and realistic affordable housing policy.  Ensuring access to the computer system for managing planning applications for appropriate staff in Neighbourhoods and Housing.

· Involvement in processing planning applications to approval stage.  Ensuring that planning policy changes are integrated into appropriate housing policies planning and procedures.  Ensuring that housing partners are kept abreast of planning policy changes 
· Ensuring that planning policy is reflective of housing market conditions and capable of reacting to housing market change and that housing partners can comment on and influence changes to planning policy.

Scheme Development and management : Responsibility for scheme development has been fragmented in the past.  Responsibility for project management of affordable housing schemes needs to be coordinated and processes for assisting and facilitating development streamlined.

Actions for Affordable Housing Task Force:
(ADP and S106 schemes)
· To provide advice and guidance on the impact and influence of planning policy on the development of affordable housing provided through Housing Corporation/regional Housing Board funding or application of planning powers

· To ensure that Development Control officers work closely at all times with the Strategic Landlord Group of Neighbourhoods and Housing Department in relation to schemes where affordable housing is eligible and to integrate information on Housing schemes, completions and project management as appropriate. 

· Leading the project management of all aspects of affordable housing schemes, whether delivered by public sector resources or by way of negotiation with developers, through the planning process and application of planning policy.  

· Developing robust project management of individual schemes utilising information from the Development Department as appropriate and ensuring provision of appropriate and timely advice to all housing providers 

· Supporting the Council in maximising the supply of affordable housing of all types

(Market housing)

· Leading the project management of all aspects of housing schemes delivered by developers  through the planning process 

· To support the development of ‘market housing’ by developers as required
4. Proactive monitoring and Delivery

The process for monitoring the delivery of affordable housing for shared ownership, sub-market rent or social rent needs overhauling and clear leadership.  Accurate, clear and timely data is needed on delivery of the number, type and location of units in developments with planning permission but not yet started; under construction and completed.

Actions for Affordable Housing Task Force
· Providing advice and guidance in relation to targets set in the Regional Spatial Strategy (RSS) and their impact on setting affordable housing targets for Leeds. 

· Providing Neighbourhoods and Housing Department with information concerning planning approvals where affordable housing provision has been granted. 

· Advising neighbourhoods and Housing Department of any planning approvals that will fall outside of agreed policy guidelines.

· Establishing and refining monitoring mechanisms that will track all aspects of affordable housing together with traditional housing market construction.

· Assisting in the collation, analysis and presentation of information as required

5. Supporting enhanced provision for key worker s

The likely development of job growth in the Leeds economy suggests a growing need for affordable housing options.  With restrictions to both open market and social rented housing to key workers on below average incomes there will be an increasing need to develop and implement rented housing at levels between social rents and market rents. 

This can be provided through the SPG (see above) but it may be that current sub-market rents may still be unaffordable to those on minimum wage levels unable to access social rented housing.  It may be necessary to encourage housing associations to develop directly sub-market rented housing or through working in partnership with private landlords, managing agents and property management companies.  

Actions for Affordable Housing Task Force
· Through review of need assessment advice and policy, examine how to increase provision of sub-market rented housing from new developments.  

· Work with Neighbourhoods and Housing and re’new to establish potential for developers to provide more sub-market rented housing.

· Work with Housing associations to establish feasibility of direct provision of sub-market housing. Consider how local authority land release could contribute.

· Work with Housing associations to establish feasibility of direct provision by Housing associations and feasibility of RSL/Property management company partnerships.

6. Proactive approach to miscellaneous properties

The Council owns a number of miscellaneous properties some of which are leased to non-statutory housing organisations providing supported housing services to vulnerable people and others are rented a part of ALMO housing stocks. Some are in the process of being transferred to re/new. A proactive approach to the long-term use of such properties is needed.

Actions for Affordable Housing Task Force
· Progressing the transfer of surplus miscellaneous properties to re’new
· Identifying miscellaneous properties that may become surplus to requirements; identifying strategies to bring units back into the mainstream.
· Refurbishment and sale of properties

NEW APPROACHES

1. ‘Local Housing Ladders’

Adopting a ‘Local Housing Ladder’ approach will enable better functioning housing markets and more chance of creating diverse and sustainable communities. This will need to bring with it however, a recognition of the need for a mix of housing types and tenures in all parts of the city.  

Actions for Affordable Housing Task Force
· Promoting the ‘Local Housing Ladders approach in the application of planning policies and seeking to support achievement of mixed tenure developments wherever possible. 
· Working with Registered Social Landlords,  developers and Development Department to implement the ‘Local Housing Ladders approach’ to achieve actual provision of the range of affordable housing through ADP bidding and negotiations with developers on S106 agreements 
· Promoting the Local Housing Ladders’ approach through the Leeds Housing Partnership and seeking the active support of LHP members and key regional and sub-regional agencies. 
2. A ‘Housing Options’ advice service 

A service is needed providing advice and assistance to households on the range of housing options available (See Appendix A).  This would include promoting shared ownership and discounted sale schemes that have a low level of public awareness.   Such a service can inform views towards the various housing tenures and providers, or towards particular neighbourhoods that may have, for example unfairly negative images.

Actions for Affordable Housing Task Force
· Developing the framework for the creation of the advice service and seeking corporate support. 
· Providing and operating a Housing Options advice service 
· Monitoring and evaluating its operation and benefits 
· Developing develop a low-cost ownership database. 
· Developing in partnership with My 4Walls(Yorkshire Housing) - the Housing Corporations Zone Agent, future marketing of low-cost home ownership schemes and products 
· Assisting in the establishment of an Housing Options Advice service 
· Promoting and publicising the Housing Options advice service throughout the Leeds Housing Partnership 

3. Land Use to support affordable housing
A comprehensive and planned approach needs to be developed towards land use to lever in investment for affordable housing development. A city-wide SPV Land agency should be established to hold HRA land to an agreed value, created from clearance of council housing or regeneration schemes, to maximise the ADP and private investment in affordable housing for the city.  While the Council would need to satisfy itself that the other alternatives for the sites were less attractive, (i.e. an open market scheme or commercial use) there would be a predisposition to treat the land for affordable housing, other than in exceptional circumstances.

In West Leeds an exercise is being undertaken to map out HRA land designated redevelopment.  To date land in the region of 5.56 hectares has been identified.  Over the last two years in Leeds 95 dwellings per hectare is the average number of units built on new developments.  However a majority of these have been flats, and so for new family accommodation per hectare the new build rate is in the region of 50 units per hectare.  The average grant per unit received from the Housing Corporation is £33,066, added to private finance per unit of £106,309 would give levered investment of £139,375 per unit.  Therefore, should the 5 hectares of land be offered for affordable housing, this would fund approximately 250 new units; the grant funding levered in would be in the region of £8.3 million and the total grant plus private finance levered in would be in the region of £34.8 million,  compared to the estimated value of the land of approximately £6.4 million. 

Actions for Affordable Housing Task Force
· Advising on the implications of establishing/supporting a city wide SPV Land Agency 

· Leading on land transfer issues 
· Provide valuation advice for the approval process 
· Working with Development Department to establish a plan for establishing or supporting an SPV Land Agency 
· To identify existing and future suitable HRA sites for transfer to SPV linked to the ALMO Option appraisals of existing stock. 
· To develop a five-year programme that will identify and prioritise sites within the SPV that can provide investment opportunities under the ADP. 
· To co-ordinate scheme proposals and ADP bids 
· Explore options for establishing in Special Purpose Vehicle Land Agency 
4. Starter Homes 

The new ‘starter homes’ on offer by private developers such as Debut by Redrow Homes or Boklok by IKEA/Paramount Homes could provide a key part of the ‘housing ladder’ concept.  The cost/benefit and attractiveness of these ‘models need to be evaluated.  Active implementation for schemes on the three identified land sites so far needs to be pursued and their potential applicability in other areas assessed. Where there is no affordable housing provision in perpetuity, the assumption is that these sites will be sold at open market values, to be verified by independent valuations.  

Closer links will be developed with the private sector to develop a range of products that can be targeted at first time buyers and builds upon the existing work that is currently being undertaken with the private sector to develop innovative approaches.

Actions for Affordable Housing Task Force
· To develop planning briefs where necessary 
· Marketing and evaluation of offers and land disposal 
· Evaluation of scheme proposals 
· To develop low cost housing briefs for marketing 
· To evaluate housing products / models put forward 
· To promote the use of starter homes particularly in high-value areas 
· To promote and support the development of new starter homes 
5. Developing closer working relationships with financial institutions to support and develop affordable housing solutions particularly for first-time buyers and key workers. 

Work needs to take place with financial institutions to explore the benefits of and further develop existing products, or to develop new financial products to assist access to home ownership or take up of discounted sale models.

Actions for Affordable Housing Task Force
· To further develop existing financial mechanisms that have received DCLG support together with financial institutions. 

· To review models being developed by the private sector within the traditional housing market in relation to equity sharing\deferred payments. 
· To work with Corporate Financial Services to consider how existing General Fund Resources could be used to support financial models to provide access to home ownership 
· To ensure that Housing Partners promoting shared good practice in terms of developing new financial models. 
· To develop effective working relationships with financial institutions that build upon existing partnership working within the wider private housing sector 
6. Concentration of effort in priority areas

Following on from the housing market assessment and a geographical focus is required.  We need to identify areas where different approaches could be targeted.  Some areas would include provision of affordable housing as part of housing market restructuring to address tenure imbalance and poor housing quality and mix and could follow on from the current regeneration/remodelling priority areas. This could include areas like the Leeds-Bradford Corridor, parts of Meanwood, Chapeltown and Middleton/Belle Isle.   Other areas may be suburban ‘hot spots’ where affordability pressures are greatest and where a robust focus on achieving affordable housing targets through S106 agreements may be used.

Actions for Affordable Housing Task Force
· Provision of mapped information to identify priority areas 

· Ensuring affordable housing requirements are identified robustly as part of future regeneration/remodelling programmes 
· Working with housing partners to ensure viable development of schemes and effective delivery 
· Ensure that housing market assessment findings and intelligence data is used to robustly justify the identification of priority areas 
· Seek support of housing partners to working in priority areas 
· Pursuing affordable housing targets in affordability hot spot areas 

5. Priority Actions to enable significant change


In summary the following represent short-term priorities for action that can enable progress to be made on enabling significant change in the provision of new affordable housing:

a) Consideration of Special Purpose Vehicle for land release at less than best consideration for cleared Housing Revenue Account land previously used as council housing up to an agreed value sufficient to maximise Housing Corporation ADP funding and private investment within the city over a ten-year period;

b) Pro-active marketing of intermediate housing options (shared equity/discounted sale etc) to manage unrealistic expectations of home ownership and increase entry into home ownership;

c) Enabling mixed tenure provision across Leeds to help create ‘housing ladders’ and mixed communities;

d) Flexible use of S106 agreements – exploration of policy in regard of commuted sums in city centre areas;

e) Developing starter home initiatives and new financial products to support access to home ownership;

f) Formalised integration of housing and planning functions through the Affordable Housing Task Force (AHTF) regarding to all matters affecting the delivery of affordable housing.

g) Pro-active and systematic monitoring of delivery to ensure that Councillors and senior officers are consistently aware of achievements in providing affordable housing and of any barriers that may exist to maximising supply;

Conclusions


This Affordable Housing Delivery Plan for Leeds has outlined a strategic framework for improved access to existing housing and provision of new affordable housing for those unable to afford to buy or rent on the open market.

It has set out the approach that will be taken in Leeds based upon enabling access to range of housing through enabling effectively operating ‘housing ladders’ It has outlined how the housing ladder’ does not work properly in many parts of Leeds and the extent of problems facing those unable to buy or rent on the open market.

It has set out the case for the necessity to have provision of a range of affordable housing that can support the continuing economic growth in Leeds; that can support regeneration and the creation of mixed communities; meet the needs and aspirations of Leeds citizens and enable the Council to meet its statutory obligations.

It has identified what has been achieved over recent years through better working relationships between council departments and through partnership working through the Leeds housing Partnership.

It contains a range of actions that are needed over the coming years to enable an adequate provision of access to affordable housing to take place and identifies the key priorities for the short term.  

Appendix A:
Definitions of Affordable Housing and measures to assist access to affordable housing

Demand Side Actions

HOUSING OPTIONS ADVICE

A starting point for improving access to housing for all involves provision of high quality and accurate advice on housing options and assisting people to find the right option for meeting their housing requirements.   The inclusion of advice on housing options represents a fundamental shift in the approach of the local authority from a reactive role focusing on meeting housing need to a proactive role in helping people find the most appropriate housing option.  A Housing Options service would include:

· ‘Identifying housing options for people seeking affordable housing could enable more realistic housing choices to be made.  Information could be provided on relative waiting times for properties, rent levels, availability of private rented housing and homes for sale.

· Mortgage  and money advice can be offered or secured for those seeking affordable housing to enable them to assess the affordability of available housing and to avoid overstretching and potential home loss later on.

· Signposting’ or directing people seeking affordable housing to Housing associations,  ALMOs, non-statutory housing organisations who can meet their needs if to estate agents/managing agents who can help advise on home purchase options

· Advice to employers seeking to locate to Leeds on housing options for their workforce and to employees relocating on housing availability, location and amenities

· Use of tools such as Hometrack can track housing market change and advise those seeking affordable housing of likely trends in house prices and supply/demand issues to help inform their choices and decisions relating to housing.

· Benefits/rents advice can be provided or secured for those reliant on benefits or in low paid work and receiving means-tested benefits to help inform housing choices and access and prevent loss of housing.

· Advice on landlord/tenant issues can help households to maintain existing tenancies or inform them of benefits and drawbacks of tenancy conditions 

OPTIONS TO ASSIST HOME OWNERSHIP

There is a need to enhance access to home ownership in line with increasing expectations.  This includes:

Homebuy Schemes:

· Social Homebuy enables existing social housing tenants to apply for a loan to purchase a share of their home who otherwise would be unable to afford to buy.
· New build homebuy enables people to buy a share of a newly built home.  The housing association or registered social landlord builds a new home and retains the freehold then grants a long lease to the homebuyer in return for the homebuyer buying a share in the property, a minimum 25% share must be purchased.  

· Open market homebuy enables people to buy a home on the open market.  The homeowner must buy a minimum 75% and the registered social landlord (RSL) provides an equity loan to cover the rest.  When the homeowner wishes to sell he must repay the equity loan to the RSL.
Right to Buy/Right to Acquire

· The ability for council tenants to purchase their homes at a discount offers access to affordable home ownership, although it does reduce the stock of low cost housing for rent available for letting.

· Tenants of Registered Social Landlords have the right to acquire their homes. The rules and criteria are different from the right to buy for council tenants but provides for some a route to affordable home ownership 

New Financial Products

· Working with financial institutions to develop flexible financial products to assist access to home ownership

MARKET HOUSING

Housing for sale on the open market can provide opportunities for households to buy homes, especially in lower priced areas.  While developers are producing new lower-priced housing schemes aimed at first time buyers:

Access to lower-priced market housing

 Back-to-back and small terraced housing along with ex-council properties provide the ‘bottom end’ of the housing market.  Such housing sells at prices often half the average for the city and provide a route to housing that is affordable for some.

Low cost ‘starter homes’ : There are various current schemes nationally, including:-

· ‘Starter homes’ homes suitable for first time buyers that are significantly cheaper, but also smaller, than comparable housing in the areas in which they are built, such as the ‘Debut’ scheme offered by  Redrow Homes.

· Affordable housing for key workers at below market prices at risk (e.g. LPC Apple for teacher scheme)

· Off-site manufactured  homes being developed by companies like IKEA/Paramount Homes  which provide housing at low prices, with flexible tenure (i.e. part own,  part rent) which are more affordable.

Private renting housing: offers access to housing for those not in need of low social rented housing but who can’t afford home ownership.  

· Homeless households and asylum seekers/refugees are offered referral to Accredited private landlords as part of homelessness strategy.

· In autumn 2006, accredited private landlords will be able to advertise through the council’s Choice Based Lettings scheme.
· The Housing Act 2004 enables local authorities to establish Rent Deposit schemes to assist people move into private rented housing.  It also offers the option of using Empty Property management orders to bring empty private homes back into use 

· Some young workers are choosing to live in shared private rented housing. Accredited Shared Housing Scheme for young single people, including students.

INTERMEDIATE HOUSING

This can be defined as being housing for shared ownership or equity sharing at low or mid market prices, or  housing with rents higher than social rent, but lower than market rents.  Intermediate housing differs from low-cost market housing which government does not consider to be affordable housing.  (Source: Consultation Paper on a new Planning Policy Statement 3 (PPS3) – Housing, Annex A, 2006). 

In granting planning permission for residential development on sites above a stated threshold there is a requirement for part of the site to be developed for affordable housing.  The policy is set out in Supplementary Planning Guidance (SPG) No. 3 ‘Affordable Housing Policy Guidance Note’ (Feb 2003) and ’Affordable Housing Policy Guidance Note Annex’ (July 2005). There are various forms/types of intermediate or sub-market housing, the main ones being:

Discounted sale: is normally available through housing associations, aimed at low to middle income workers.  The purchaser buys the home at a fixed, discounted price.  Where such housing is secured through planning powers, the benchmark figures in the SPG Annex set out the prices a developer would be expected to sell such affordable units to a housing association.  The housing association then sells the units on at the same level (adding up to 5% on-costs).  In the event of a resale, the purchaser must sell on at the same level of discount.  This is controlled through the lease arrangements set up by the RSL.   This approach ensures affordability in perpetuity,

Shared ownership: is normally available through housing associations, aimed at low to middle income workers.  

i)
The purchaser buys a share in the home and enters into a shared ownership lease with a housing association.  

ii) The remaining ‘share’ or equity is retained by the housing association, on which the purchaser pays rent to the housing association.  Initially, the benchmark figures in  the SPG Annex would apply, setting out the prices a developer would be expected to sell such affordable units to a housing association for,  and the equity share would be based on this discounted price.  

iii) For shared ownership developed using Housing Corporation funding, the purchaser has the ability to buy additional shares from the housing association at open market value, and may eventually own the home outright.  The proceeds received by the RSL would then have to be recycled in additional affordable housing in the area.  For shared ownership developed through S106 agreements, this process called stair-casing’ is not allowed as it would prevent such properties being affordable in perpetuity.

Sub-market rented housing: is normally available through housing associations (Registered Social Landlords), aimed at low to middle income workers.  The standard or benchmark figures for rent per calendar month for city centre flats, flats and houses are set out in the Affordable Housing Policy Guidance Note Annex.  

LOW COST RENTED HOUSING (social rented housing)

Housing let by the Council or by Registered Social Landlords at rents set by the Rent Officer and agreed by the Housing Corporation.  Homes are let on assured tenancies and are allocated according to the Councils lettings policies and targeted towards those in greatest need.  Housing Stock Release schemes could be used to encourage take up of shared equity, Homebuy or discounted sale schemes from social housing tenants to create vacancies in areas of high demand.

Appendix A:  Maps Of Affordability

Market Housing for Sale/rent


All prices and types�
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Intermediate Housing – Discounted Sale/Shared Ownership


Purchaser buys a stake and RSL retains the rest.


 For those unable to afford market prices�
�






Intermediate Housing – sub-market rents


£60 - £100 per week for those unable to afford market prices
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Affordable housing for rent


(up to £60 per week)
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‘Starter Homes’/ Low Cost Market housing


(e.g. Debut, IKEA, BoKlok £60 - £120,000 


For 1st time buyers
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Assistance to Home ownership�
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Housing Options Advice�
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