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TITLE: BRIEFING PAPER 

The Housing Strategy – Process and issues 


RECOMMENDATIONS:

That the process for developing the Housing Strategy is acknowledged and that the issues raised are agreed for inclusion within the Housing Strategy.


EXECUTIVE SUMMARY:

This report follows a considerable amount of work in developing our Housing Strategy. Following the launch of a “Fresh Start” for Housing in November 2003 we have carried out detailed consultation with key stakeholders. 

In an exercise facilitated by the Housing Quality Network we have established the key work areas that our partners would like to see prioritised within our over-arching Housing Strategy. 

This report articulates these key priorities and seeks members’ approval for their inclusion in our Housing Strategy.

 Members are reminded that attaining “fit for purpose” status for our Strategy will have a positive affect upon the City Councils’ CPA assessment.

A ‘fit for purpose’ housing strategy must reflect the approach of the Council and its partners in managing the housing market, meeting housing need and contributing to the wider community objectives. 

Developing a “fit for purpose” Housing Strategy is a separate but complimentary exercise to the development of our Stock Options for Council Owned Stock. Whilst the two exercises are linked Members should note that the attainment of Fit for Purpose for our Housing Strategy is the pre-eminent process.

Government Office North West will assess the Housing Strategy against a ten-point assessment criterion. Resources to deliver the strategy are dependent on the quality of the strategy. 

The Strategy is a ”living” document; the issues identified within this briefing paper must be acknowledged in the Strategy and appropriate actions to address them identified. Failure to do so will undermine the ‘fit for purpose’ assessment.  

The process of identifying issues has involved representatives from key agencies and organisations, in addition to Council officers. This process is ongoing and underpins the delivery, monitoring and review of the strategy. 

This briefing paper is an opportunity for Cabinet to contribute to and influence the Housing Strategy. A Special Cabinet Meeting will be held on July 20th to present the final submission to Government Office North West.

Support is sought on the key issues identified through data collection and analysis and consultation with stakeholders. These are: -

1. Homelessness – actions to address the significant increase in recent months and to reduce homelessness in the future.

2. Providing housing and support for vulnerable people – actions to meet the needs of vulnerable people and contribute to wider health and social care targets.

3. Mainstreaming Equality and Diversity principles – action to coordinate plans to ensure that housing and housing support meet the needs of Salford’s communities.

4. Affordable housing – actions to provide a choice of affordable accommodation in all areas of the City.

5. Decent homes in the private sector – acknowledging that resources need to be sought to address non- decency in all parts of the City.

6. Resources and investment – actions to review potential sources of funding to enable housing and service provision, particularly where resources are not available from other sources. . 


BACKGROUND DOCUMENTS:  

Fit for purpose criteria: -

http://www.odpm.gov.uk/stellent/groups/odpm_housing/documents/page/odpm_house_602004.hcsp
A fresh start for housing in Salford; -

http://www.salford.gov.uk/fresh-start-brochure.pdf

ASSESSMENT OF RISK: 

A ‘fit for purpose’ assessment of the Housing Strategy assessment will satisfy Government Office North West, the Community Housing Task Force and other key stakeholders that Salford City Council and partners are managing the change in Salford’s housing markets and need to meet corporate and community objectives. 

It will also satisfy the Audit Commission requirements to tackle housing issues identified in their 2003 CPA report.

Failure to develop a ‘fit for purpose’ strategy will undermine the Council’s ability to attract valuable resources to deliver change.


THE SOURCE OF FUNDING IS:  Resource requirements are indicated where known throughout the paper.


LEGAL ADVICE OBTAINED: Not applicable 


FINANCIAL ADVICE OBTAINED: 

Nigel Dickens –Principal Group Accountant


CONTACT OFFICERS:

Kevin Scarlett

Tel 0161 922 8702 
e-mail Kevin.Scarlett@salford.gov.uk

WARD (S) TO WHICH REPORT RELATE (S):
All 


KEY COUNCIL POLICIES:


Housing Strategy

Regeneration


DETAILS:

	1.0
	Background

	
	


	Homelessness

The issue

Following the enactment of the 2002 Homelessness Legislation we have seen a marked increase in presentations of Homeless Families and single people to our Homeless Team. This is not surprising given that the Act widens eligibility to a number of vulnerable groups not previously considered for designation oas Homeless.. In recent months this increase has resulted in a large number of households in temporary accommodation, including bed and breakfast accommodation – at 1st April 2004 the Government’s target of no families to be placed in bed and breakfast accommodation was introduced. 
The cost of bed and breakfast is estimated at £500,000 in 2004/05 (against a budget of £70,000) unless action is taken to reduce its use. A further detailed report on this work area is planned for presentation to the Leadership and Lead Member Housing in early July. In pure number terms the number of Homelessness presentation increased from 1854 in 2002/3 to 2297 in 2003/4

An initial analysis has concluded that the Homelessness Act 2002 has contributed to the increase, in particular the introduction of additional priority need categories including a category for 16/17 year olds. 

However, there also needs to be consideration given to; - 

· The housing market  - it has changed over time (a reduction in available social housing through Right to Buy and a reduction in voids through service improvements and regeneration programmes) 

· Impact from the improvement in service delivery of the Homelessness and Housing Advice Service e.g. increasing accessibility to households

· Impact from NPHL’s management of the City’s lettings policy e.g. access to the Council’s stock decreasing through reducing void levels.

· Partnerships with other Social Housing providers including Registered Social Landlords and Private Landlords.

The Homelessness Strategy was developed and published by July 2003, as required by the Act. In 2002/03 homelessness acceptances were almost half of those accepted in 2003/04 and activities were proposed to address this level of homelessness.

It is clear from our initial research that activities to prevent homelessness need to focus on parental eviction, eviction by family and friends, and relationship breakdown.

Action
Work has already begun to address homelessness issues; this is critical to achieving the Government’s bed and breakfast target and other homelessness targets. Examples include prevention work with young people (a youth mediator successfully negotiated 13 out of 43 young people back to their families in February/March 2004) and negotiations with NPHL, RSLs and private landlords to provide temporary accommodation and increase access to permanent accommodation. Further work is underway to re-establish nomination arrangements with Registered Social Landlords

The resources required to deal with the immediate situation and reduce homelessness have been identified and will be reported to the Lead Member for Housing shortly. Short term investment in new/additional services will result in a long term saving through a reduction in homelessness and use of bed and breakfast accommodation in particular.

We intend to address the significant change in the homelessness picture in the long term through the development of a new Homelessness Strategy; this will be completed by the end of 2004.


Providing homes and support for vulnerable residents

The issue

‘A Fresh Start for Housing in Salford’ highlighted the Council’s commitment to providing a choice of quality homes for everyone; this extends to residents with specific housing needs.

The Council and its Partners are under specific pressures to meet a range of Government targets in relation to vulnerable people. Examples include: - 

· the target to eradicate the use of bed and breakfast accommodation for homeless families (as above) 

· the target to reduce the under 18 conception rate by 50% by 2010 (National PSA for Local Government)

· standards set out in the National Service Framework for Older People.

The provision of support to vulnerable residents is not always most effectively delivered within their own home; support needs may necessitate a 24 hour service, services from a number of agencies and an environment that is safe and secure. Providing specific accommodation for vulnerable people will address these needs.

Communities traditionally raise concerns about the provision of accommodation for some groups of vulnerable people in their neighbourhood, for example young people.

Action

We have developed a programme to prepare housing strategies for older people and young people (October 2004 and strategy outline by March 2005 respectively).

The development of the five year Supporting People Strategy will be undertaken within Housing Services, in conjunction with Probation, the PCT and Community and Social Services. This will identify the needs of vulnerable people and plans to meet their housing related support needs.

On the basis of information we have now, the priorities for the development of accommodation and services are: -

· Replacement accommodation for the Homeless Families Unit (Belmont)

· Accommodation for homeless families requiring support to address a number of issues (resulting in ‘anti-social’ behaviour) – ASSFAM

· Accommodation for teenage parents

· Retirement village

· Extra Care Sheltered Accommodation

Resources for the ASSFAM project are available through HMRF and Supporting People. Resources for other projects will be sought from a number of sources including the Housing Corporation, Supporting People and other partners, including health and social services.

The strategy development process will continuously update information on the need for housing and housing related support for vulnerable people; current priorities will be redefined and added to as appropriate.

Accommodation has to be provided within Salford’s neighbourhoods; this requires community understanding. We will work with partners, planners and Elected Members to identify sites that will provide the best possible home for vulnerable people; providing a safe and secure home with appropriate support and management is a solution that will not affect the neighbourhood the accommodation is located in.

Mainstreaming equality & diversity (E&D) principles

The issue

We need to prioritise coordination between internal and external partners and stakeholders to address equality/diversity issues within housing.

Although services are developing to meet the needs of Salford’s community, not least through the requirements of the Race Relations (Amendment) Act 2000, we are not in a position to assess what accommodation is required.

Action

The Housing Strategy will identify action within each chapter to ensure services meet the needs of Salford’s diverse population. A Diversity Housing Strategy will be produced by March 2005, in partnership with the Diversity Forum.
Affordable homes

In this section we are referring to Affordable Homes in all tenures not just social renting.

The issue

The Housing Needs Survey 2003 identified a need for 1,052 affordable homes, a need that could be met by existing stock either through re-letting popular stock, or bringing empty properties back into use. However, the survey also identified need for affordable housing in areas of the City currently are experiencing low demand problems i.e. in some areas of the City their insufficient existing properties that people can either afford or will accept to meet the extant need.

It is clear from the Housing Needs Survey, consultation through HQN and officer knowledge that the ‘choice’ of affordable homes in Salford is limited to smaller accommodation, usually older and/or in poor condition. 

There is evidence of the effect of the national house price surge on new developments in the City. In some areas  there is evidence  that the buy to let market is acquiring much of the new accommodation being built in the City and remarketing this for rent at unaffordable levels (eg £495 pcm for new flatted accommodation on Lancaster Road, Claremont – more than 50% higher than an equivalent council flat in the same area for) .There is also evidence of rising house prices in our regeneration areas – most notably Seedley/Langworthy and Broughton. Although this may mean that negative equity for homeowners is less of an issue, it also increases the value of new accommodation in the area, effectively preventing existing households from accessing this if they would like to leave their older or smaller home; it may result in residents leaving the area altogether.

In the short term we need to focus on the provision of new affordable accommodation in all tenures to safeguard the existing community and to reinforce our commitment to restructuring the market, ensuring sustainability.

There is a commonly held view that there may be a need for affordable accommodation in all tenures in some areas in the west of City; house prices in this part of the City can be very high.

Lack of affordable homes to rent is a contributory factor with homelessness. The Council has a duty to provide permanent accommodation to households accepted as homeless; a lack of access to permanent, affordable, homes impacts on the number in temporary accommodation and length of time households remain there. In recent months the number of lettings available from NPHL was outstripped by the number of homeless households requiring permanent accommodation; not only does this impact on those homeless households but also on other households who are on the housing register who will not be able to access accommodation.

The recent homelessness issue has highlighted that the results of the Housing Needs Survey cannot be viewed in isolation; we need to appreciate the wider dynamics of the housing market.

Finally, the Housing Needs Survey and consultation have suggested that the value of homes in Salford is relatively low in comparison to other areas However regardless of this the prices currently being offered for sale and for rent are close to or beyond the thresholds of affordability for most low income families.

Action

We need to identify affordable housing need at a local level; this work will be undertaken jointly between housing and planning and will form the basis of revising the existing affordable homes policy within the UDP and consideration of the use of S106 to resource new homes. 

This work will also be undertaken within the context of new systems to improve accessibility to existing affordable homes, for example through improved relet times in NPHL stock, robust nomination agreements with Registered Social Landlords and partnerships with the Private Rented Sector. Partnership with the Development Industry, and effective Framework Masterplanning will assist us in developing appropriate quotas of affordable housing within our regeneration areas. Given the changing funding regimes for Registered Social Landlords is it important that we begin to address the opportunities in directing Government Funding to developers working in partnership with Registered Social Landlords.

The emphasis of the Housing Strategy will be on providing a choice of affordable accommodation; this means provision of new accommodation within areas that are affordable owing to the size, type and condition of the homes found there e.g. terraced accommodation.

A review of right to buy and other capital receipts from the sale of housing assets may also provide a source of capital for new build. This will need to be considered as part of our review of the City Councils capital investment strategy.

Refining homelessness data will assist in identifying where households want to live/require affordable accommodation and the type of accommodation needed. This work will be undertaken as part of a commission from the Strategy and Planning Team in Housing Services to regularly monitor the homelessness situation in the City. It will inform Development Plans for the City and local planning requirements.

We intend to review the way in which social housing is accessed within the City, and in partnership with social landlords introduce a Choice Based Letting Systems and improve access to housing information for all residents.

The link between income and affordability will be researched more thoroughly. However, there is clearly a link to be made between Housing and Economic Development to ensure that residents are equipped to benefit from employment opportunities that may arise. We will tie this into the Employability Agenda being developed by the Council and its partners.

Work is underway at an area level to increase the employability of residents, for example in Seedley & Langworthy. However, there is an opportunity to ensure that work is co-ordinated through the Housing Strategy, Economic Development Strategy and the URC business plan; to ensure that housing redevelopment and economic renaissance are aligned.

Decent homes in the private sector

The issue

In 2002 a target for decent homes in the private sector was set by Central Government; the target is for 70% of vulnerable households living in the private housing sector (owner-occupied or rented) to have a Decent Home by 2015.

'Vulnerable families' are defined as being in receipt of any one of a specified range of means-tested benefits or tax-credits.

A private sector stock condition survey carried out in 2001 clearly identified both unfit homes and homes that are fit but  in need of substantial repair across the City. In 2002 Government developed the definition of a decent home and since that time  we have assessed the degree of non-decency in relation to the old “fitness” regime and homes in poor repair. 


The 2001 survey identified serious pockets of potentially non-decent homes across the City mostly associated with older residents. 

 Action

We are in the process of commissioning a new private sector stock condition survey; this will provide us with more accurate and up-to-date information about non-decent homes. In the meantime, we need to acknowledge that non-decency may exist in areas where there are few resources and begin to identify sources for investment. 

The HMR programme will continue to address issues of poor repair and unfitness in the private sector in Central Salford in the next two years – also addressing non-decency. There is an opportunity to address issues in the private sector in those areas immediately adjoining the current HMR area by including them in the new HMR prospectus, to be submitted at the end of 2004;  

We need to identify other resources for areas that may not be in the new HMR prospectus (assuming its success).  

We will continue to develop new tools to facilitate investment in homes by home-owners in Central Salford, for example home improvement loans and equity release. 

It is a principle of the HMR Pathfinder status that new tools developed in pathfinder areas are intended to used elsewhere in the City.

Of particular importance is the need to continue our dialogue with the Lending Industry and to use local facilities, like Salford Moneyline, to develop new products and loan options.

Options available to older people and vulnerable people living in the private sector will be developed in conjunction with the Older Persons Housing Strategy and other strategies, for example support packages to enable residents to move to more suitable accommodation.

Resources and investment

The Housing Strategy must make a realistic assessment of the resources available to deliver its objectives.

As discussed throughout the issues above there are key areas of work that need to undertaken to address funding issues. In particular: -

Homelessness

· Invest to save – introducing services to reduce bed and breakfast use and redirecting resources in the long term towards prevention and other homelessness services.

· Housing Corporation/Supporting People funding for new projects – see next section.

Housing and support services for vulnerable people

· Supporting People – revenue for housing related support. This is constrained and reconfiguration of services to meet priority needs will be a key element of the Supporting People Strategy.

· Partner agencies – resources will be sought from Health, Social Services, and Education etc. to support services.

· Housing Corporation – capital investment is tied to Supporting People revenue funding and therefore does not allow new schemes to be developed unless there is a firm commitment. Funding will be reliant on the Supporting People Strategy.

· Review the Capital Investment Strategy.

Mainstreaming equality and diversity principles

· Resources to undertake the necessary work are within the existing structure of Housing Services.

Affordable homes

· Review the Capital Investment Strategy

· Develop affordable housing policies for local areas as part of the Local Development Scheme and consider the potential for S106 agreements (planning policy) to contribute to affordable housing provision.

· Housing Corporation – funding for 2004/06 has been committed and is targeted primarily at Central Salford. This position is unlikely to change and therefore highlights the importance of reviewing other sources of capital investment for the west of the City in particular.

· Assess the options available for the Council’s housing to deliver a choice of affordable homes and additional affordable homes, as part of the options appraisal process.

Decent homes in the private sector

· Seek government support to extend the existing HMRF boundary   to include parts of wards adjacent to the existing agreed boundary,  as appropriate.

· Review the Capital Investment Strategy.

Recommendations:

That Cabinet notes the process for strategy development.

That the issues raised within this paper are approved for inclusion in the Housing Strategy and that comments from Cabinet are considered within the development of the strategy and fedback to Cabinet.

Implications

The implications of not achieving a ‘fit for purpose’ housing strategy are wide ranging; 

· Resources to tackle housing issues are dependent on clear evidence that Salford City Council and partners have a vision for housing and a strategic framework to deliver this, underpinned by effective delivery mechanisms.

· The carrying out of an options appraisal process for Council owned stock must be undertaken within the context of a vision for Salford’s housing –   to achieve ‘sign-off’ of the appraisal process for fit for purpose we must demonstrate that we have developed the Stock Options Process and that it is well advanced

· The vision for Salford’s housing must be developed in consultation with partner agencies and residents; there must be clear evidence that this consultation has informed the strategy and that mechanisms are in place to ensure that a two-way process can continue. This is also a criterion for options appraisal sign-off.


	

	8.0


	Conclusion 

The issues identified within this paper have been identified through a process of data collection and analysis and consultation with a wide range of people. Developing actions to address the outcomes of this process will satisfy ‘fit for purpose’ criteria.

Acknowledging that some issues present a real challenge to the Council and its partners is a step towards engaging with Government Office and other agencies to develop mechanisms and procure resources to address these effectively.



	
	Bob Osborne

	
	Head of Housing

	
	June 2004

	
	



