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About Future of London

Future of London helps build better cities through knowledge, networks and leadership — across disciplines,
organisations and sectors. We are the capital’s independent network for regeneration, housing, infrastructure
and economic development practitioners, with 5000+ professionals using FoL as a hub for sector inteligence
connection and professional development, and a mandate to prepare the next wave of cross-sector city leaders.
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Executive summary

Dover Court Estate, LB Islington. Credit: Pollard Thomas Edwards.

London has been in the
midst of an affordable hous-
ing crisis for decades.

As we entered into our
Affordable Housing: Over-
coming crisis through col-
laboration project in April
2022, the landscape was
increasingly complex: high
construction costs, a short-
age of skilled workers, an ur-
gent need to retrofit homes
and new building safety
regulations.

All of this remains frue to-
day, but over the 12-month
lifespan of this project

we've seen additional
challenges added to this
picture. This includes the
cost-of-living crisis that is
affecting many across the
UK, and the fact that on
top of a shortage of afford-
able housing many exist-
ing homes are unsafe and
unhealthy.

Our work over the last year
has focused on how we
can better work together
to tackle these challenges
and this report makes the
case for more, and better,
cross-sector collaboration.

At our launch event in April
2022, we polled our audi-
ence and 95% of attendees
thought that collaboration
was critical to unlocking the
affordable housing chal-
lenge.

We have identified three
areas where better collabo-
ration both within organisa-
fions and across the sector
can have a big impact.


https://www.london.gov.uk/what-we-do/housing-and-land/tackling-londons-housing-crisis
https://www.london.gov.uk/what-we-do/housing-and-land/tackling-londons-housing-crisis
https://www.youtube.com/watch?v=JGMC-tNoS7g&feature=youtu.be
https://www.youtube.com/watch?v=JGMC-tNoS7g&feature=youtu.be

Key opportunity areas for cross-sector collaboration

1. Financing housing delivery
Our work has highlighted the need for innovative, and collaborative, finance models.
We recommend that practitioners:

o use frameworks like the Equity Impact Project that will ensure investment into af-
fordable housing has real impact

e consider alternative models like community land trusts

* learn from other markets facing analogous challenges, eg the Family Homes Funds
in Nigeria.

2. Making the most of homes we’ve already got

80% of the homes that will exist in 2050 have already been built making it vital for the
sector to pool resources and think about how to leverage what we already have.
There are several ways the sector can achieve this:

* use innovative, collaborative thinking to make existing stock a strategic priority —
with resources to match

e use demonstrator projects, like the Eco Show Home in LB Waltham Forest, to drive
retrofit

* use new technology and a more holistic approach to housing allocations in order
to maximise the number of people offered a new home

3. Collaborating with communities

As a sector we need to confinually develop our approaches and ways of working
with communities, so that the lived experience of residents is central to the housing
that is designed and delivered today and tomorrow. To achieve this our report recom-
mends that the sector:

e collaborates with local communities in the definition, design and delivery of afford-
able housing

* takes a ‘systems approach’ to housing to drive change

Barriers to collaboration

Collaboration alone will not solve the affordable housing crisis, but it is a key tool for prac-
titioners working to deliver against this ambition. However, collaboration is not straightfor-
ward and there are several barriers that are currently limiting successful cross-sector col-
laborations:

e the lack of a truly shared vision
* animbalance of resources and power

* areluctance to admit when things haven't gone well, in order for the whole sector to
learn from these mistakes.

Whilst these barriers are currently limiting the potential for collaboration within the sector,
these are not insurmountable challenges. Our report makes it clear that, as a sector, we
need to work together to overcome these obstacles.

Affordable housing: Overcoming crisis through collaboration


https://bigsocietycapital.com/impact-report-2020/ecosystem/sector-standards/equity-impact-project/
https://fhfl.com.ng/
https://www.walthamforest.gov.uk/housing/energy-efficiency/retrofit-advice/waltham-forest-eco-show-home

Chapter 1

The affordable

housing crisis foday

This chapter presents the scale of the affordable housing crisis today and
outlines how we tackled this complex issue in a research and events

programme in 2022.

The sector has long been
under pressure to deliver,
and is currently failing to
meet its targets.

Delivering new homes
remains challenging due

to supply shortages, cost
inflation, labour shortages,
diminishing planning author-
ity capacity, utility provision
delays, and building safety
considerations.

The sector must also address
climate change via retrofit
because homes still con-
tribute over 27% of the UK’s
total carbon emissions per
year.

This backdrop has been
made more complex thanks
to the cost-of-living crisis
which is impacting indivi-
uduals and communities
across the UK, and has seen
private rental rates increase
by 4.4% between January
2022 and January 2023.

Young people aged 16-24
years are particularly vul-
nerable. Unable to access
social housing, many are
housed in the private rental
sector and spend 47% of
their gross income each
month on rent (compared
to the national average of

33%), with rents predicted to
increase throughout 2023.

Within the social rented sec-
tor, rental price caps have
gone some way to miti-
gating effects on tenants;
however, all the largest
housing associations in the
UK had increased rents from
April 2022 by the maximum
amount and 25% of social
renters currently find it “fairly
or very difficult” to afford
their rent.

Is supply meeting need?

400

Homes (thousands)

2006/Q07 2012/13 2018/19

Almost 30% are struggling
to pay bills and debt pay-
ments and almost 50% are
unable to afford necessary
repairs to major electrical
goods, or put their heating
on when needed.

The quality of affordable
homes across the UK has
also been brought into
sharp focus over the death
of two-year-old Awaab
Ishak in December 2020.

The Government wants
housing supply to reach
300,000 homes a year by the
mid-2020s. Others have
called for as many as
340,000 a year.

New supply reached 243,000
in 2019/20, but fell to
216,000 in 2020/21.

Sources: DLUHC; Bramley (2018); Conservative Manifesto (2019)

Fig 1: Is supply meeting demand?

The Government aims to deliver 300,000 new homes per year. Under the 2021 Affordable

Homes programme, DLUHC forecasts a 23,000 shortfall compared with its target.



https://www.ons.gov.uk/economy/inflationandpriceindices/bulletins/indexofprivatehousingrentalprices/january2023
https://www.ons.gov.uk/economy/inflationandpriceindices/bulletins/indexofprivatehousingrentalprices/january2023
https://www.ons.gov.uk/peoplepopulationandcommunity/birthsdeathsandmarriages/ageing/articles/livinglonger/changesinhousingtenureovertime
https://www.ons.gov.uk/peoplepopulationandcommunity/birthsdeathsandmarriages/ageing/articles/livinglonger/changesinhousingtenureovertime
https://www.nimblefins.co.uk/rent-affordability-calculator-uk
https://www.nimblefins.co.uk/rent-affordability-calculator-uk
https://www.jrf.org.uk/blog/what-does-autumn-statement-mean-households-low-incomes
https://www.insidehousing.co.uk/news/news/all-major-english-housing-associations-increase-rent-by-maximum-amount-75019
https://www.insidehousing.co.uk/news/news/all-major-english-housing-associations-increase-rent-by-maximum-amount-75019
https://www.insidehousing.co.uk/news/news/all-major-english-housing-associations-increase-rent-by-maximum-amount-75019
https://www.insidehousing.co.uk/news/news/all-major-english-housing-associations-increase-rent-by-maximum-amount-75019
https://www.insidehousing.co.uk/news/news/all-major-english-housing-associations-increase-rent-by-maximum-amount-75019
https://www.gov.uk/government/statistics/english-housing-survey-2021-to-2022-headline-report/english-housing-survey-2021-to-2022-headline-report
https://www.gov.uk/government/statistics/english-housing-survey-2021-to-2022-headline-report/english-housing-survey-2021-to-2022-headline-report
https://www.gov.uk/government/statistics/english-housing-survey-2021-to-2022-headline-report/english-housing-survey-2021-to-2022-headline-report

A subsequent investigation
revealed 217,000 social
homes across the UK have
been identified as having
serious hazards, ranging
from unsafe stairs to over-
crowding and excessive
cold.

A lack of quality, secure
and affordable housing ex-
acerbates social and health

inequalities and creates a
pressing need for the sector
to take action.

The benefits of affordable
housing are clear, and
modelling shows that the
economic benefits out-
weigh the costs. But we're
not building enough new
homes.

The 2021 Affordable Homes
programme aimed to
deliver 180,000 new homes
across the UK by 2029. How-
ever, compared with this
aspiration, the Department
for Levelling Up, Housing

& Communities (DLUHC)
forecasts a 23,000 shortfall
(Fig 1).

The challenges the af-
fordable housing sector
face are urgent. If we fail
to address them, then life
will get worse for many
households across the UK:
homelessness is already
rising year on year, predict-
ed energy price increas-
es will disproportionately
impact those on lower
incomes, and failure to

address climate change
through retrofit will have
the greatest impact on
marginalised communities.

Through cross-sector di-
alogue, our Affordable
housing: Overcoming cri-
sis through collaboration
programme has highlighted
that to deliver the homes
London — and other cities —
need, the sector must work
differently. We must devel-
op approaches that better
address these interrelated
issues in the round.

This report has been informed by the insight and knowledge shared at the below events.

May 2022 September 2022 Febuary 2023
Online launch Affordable housing Tackling the
webinar roundtable affordable housing
crisis: ideas for the
future

June 2022

Retrofit, regeneration
and collaboration:
field frip fo LB Waltham
Forest

October 2022

Annual conference

Affordable housing: Overcoming crisis through collaboration


https://www.insidehousing.co.uk/news/england-has-217000-social-homes-with-serious-hazards-study-finds-80574
https://www.insidehousing.co.uk/news/england-has-217000-social-homes-with-serious-hazards-study-finds-80574
https://www.understanding-inequalities.ac.uk/research-themes/housing
https://www.understanding-inequalities.ac.uk/research-themes/housing
https://www.understanding-inequalities.ac.uk/research-themes/housing
https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
http://https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
http://https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
http://https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
http://https://www.nao.org.uk/wp-content/uploads/2022/09/The-Affordable-Homes-Programme-since-2015.pdf
https://www.ons.gov.uk/economy/inflationandpriceindices/articles/energypricesandtheireffectonhouseholds/2022-02-01
https://www.ons.gov.uk/economy/inflationandpriceindices/articles/energypricesandtheireffectonhouseholds/2022-02-01
https://www.futureoflondon.org.uk/2020/10/28/conference-funding-net-zero/
https://www.futureoflondon.org.uk/2020/10/28/conference-funding-net-zero/

Chapter 2

Collaboration is key

This chapter considers the barriers to collaboration, offers

recommendations for improving partnership working across the sector
and presents a case study showcasing a great example of a public-

private partnership.

At the launch of our afford-
able housing programme
in April 2022, our speakers
all stressed the importance
of collaboration. And a poll
with the built environment
professionals in the audi-
ence revealed that 95%
agreed it was critical to
unlocking the affordable
housing challenge.

So why doesn’t collabora-
tion happen more? Through
this programme we identi-
fied the following key barri-
ers:

e a lack of shared vision

e imbalanced resources

o difficulty admitting
failure.

A shared vision

An unwillingness to under-
stand each other's chal-
lenges and priorities is a
longstanding challenge

in partnerships. Without

a shared vision from the
outset, there are likely to be
misunderstandings about a
partnership’s purpose and
implications.

A common example cit-
ed by several practitioners
was profit. While the public
sectoris fundamentally not
about profit, the private
sectoris, which means
public- and private-sector
partners are often looking

at finance in different ways.

As a result of the scale of
joint ventures (JV) and
public-private partnerships
(PPPs), the consequences
of a strategic misalignment
can be especially detrimen-
tal.

“A genuinely shared am-
bifion, especially on a 10-
to 20-year development
programme, is critical,”
says Kate Ives, Countryside
Partnerships. “The project
will likely undergo many
macroeconomic and polit-
ical changes throughout its
lifetime, and it is impossible
to recognise the unknown
at the beginning of a part-
nership.”

Embedding flexibility into
partnerships from the outset
— especially within the con-
tracts — makes it easier to
respond to the macro-eco-
nomic changes. “Partners
must be honest about their
differing ambitions from the
outset, whilst actively lis-
tening to understand each
other’s mentality and ethos
as the partnership moves
forward,” says Tonia Secker,
Trowers & Hamlins.

This misalignment doesn’t
just occur between dif-
ferent organisations and
sectors, but also within
organisations. The separa-
tion between those working
on the ground at devel-

opment sites and senior
management remains a
key challenge in large-scale
partnerships, with strategic
objectives and higher-level
goals not always translated
intfo objectives for delivery
teams that are measured
and rewarded.

This lack of buy in amongst
teams on the ground can,
in turn, generate mistrust
and complaints from res-
idents, particularly if they
were consulted on the
shared vision but then don’t
feel that this is what's been
delivered.

Breaking down silos is also
key to avoiding the dupli-
cation of work. The Greater
Cambridge Shared Planning
Service, which brings to-
gether the planning services
of two Cambridgeshire
councils, had discovered
that a total of five different
teams were spending time
and money collecting the
same housing data.

“We're harnessing digital
technology and data shar-
ing in the planning system
to become more efficient,
unlock relationships and
better deliver urgently
needed housing,” explains
Nissa Shahid, Greater Cam-
bridge Shared Planning
Service.



https://www.futureoflondon.org.uk/2022/05/10/affordable-housing-the-need-for-stronger-collaboration/
https://www.futureoflondon.org.uk/2022/05/10/affordable-housing-the-need-for-stronger-collaboration/
https://www.futureoflondon.org.uk/2022/05/10/affordable-housing-the-need-for-stronger-collaboration/
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Lyn Garner, LLDC highlights the importance of collboration at the Fol conference, 2022

Addressing the re-
sources imbalance

A shared vision needs the
right expertise on both sides
of the partnership. “It's
especially important for

the public sector to have

a better commercial un-
derstanding and to better
understand the private
sector partner’s objectives -
to facilitate effective nego-
tiations,” said one attendee
of our affordable housing
roundtable.

“It is the time for
public sector
interventions when
the market is
challenging, whether
it be government,
regional government
or local government,
because we're in it
for the long term.”

Lyn Garner, LLDC

Years of cutbacks and aus-
terity have left the public
sector under-resourced
and overwhelmed - lead-
ing to an imbalance in the
resources that public- and
private-sector partners bring
to the table. One attend-
ee told us that they were
involved in a joint venture
that had 100 people repre-
senting the private sector
and only four from the pub-
lic sector.

A lack of resources on one
side of a partnership will
make collaboration diffi-
cult. It also creates a risk

of a partnership collapsing
because of “a single point
of failure”; such as when the
public-sector representative
moves on.

Initiatives such as Public
Practice are helping lo-

cal authorities draw in the
expertise they desperately
need, but there's clearly
potential for organisations,
such as the Greater London
Authority, to initiate similar
programmes.

But it's clear that honest
conversations about the im-

Affordable housing: Overcoming crisis through collaboration

balance of resources within
a partnership will strengthen
collaboration.

“There should be a sepa-
rate conversation on the
need for the private sector
to drive shared resources
(financial and personnel) in
a public-private partnership,
partficularly at the begin-
ning and at key milestones,”
suggests Anthony Were,
Metropolitan Thames Valley.
This will help create a more
flexible and agile partner-
ship.

Re-framing failure

Key to building the expertise
needed within the sector is
knowledge sharing, espe-
cially across and within the
public sector. Whilst identi-
fying examples of successful
partnerships is helpful, swhat
hasn't worked is arguably
more valuable.

It's often difficult to admit
failure from a commercial
perspective. The sector
needs to initiate a culture
shift to reframe ‘failure’ as
an opportunity for us all to
learn, develop and collabo-
rate beftter.

“A case study database
which provides a starting
point for joint ventures
would be a useful re-
source,” suggests Sarah Birt,
Greater London Authority.
“Rather than having to start
every new joint venture
from scratch, there would
be readily available knowl-
edge of what works and
what doesn’t.”



Recommendations for
beter collaboration

For everybody

Amy Shaw, Trowers & Hamlins

Collaboration is about ‘additionality’ — by working together you should achieve more than
the sum of the parts. Traditional partnerships tend to be bilateral, but be open to tripartite
or multi-party partnerships to create this additionality.

* Being honest about why a collaboration is needed is a great start. Why do you need a
partnere Do you need a developer/construction partnere Or do you need an investor
partnere

* Make sure you are aligned on relative values, such as Economic, Social and Gover-
nance criteria (ESG) or social value. How do you prioritise, define, measure and report
on these compared with your partner?e

e Accept that collaboration can mean compromise and be aware that taking a hard
line on all negotiation points, and squeezing your collaboration partner from the offsef,
can mean the venture is tense from day one.

For housing associations
Fiona Fletcher-Smith, L&Q

With two-thirds of L&Q's homes delivered through joint ventures, here are Fiona's key tips

for housing associations working in partnerships.

e Understand the grain of the place you're working in and at the centre of that place is
the local authority — do not neglect it.

e Be very clear what the roles and responsibilities are from the beginning. Set out your
own red lines as an organisation.

e Make sure teams understand what a joint venture is and that they are there to
represent the venture, not your own organisation.

For local authorities
Cath Shaw, LB Barnet

LB Barnet work through a variety of partnerships from traditional development agreements
to joint ventures. One of these joint ventures is Brent Cross Town, with developer Relat-

ed Argent. The collaboration will deliver 6,800 homes with 3 million square foot of office
space.

* Arive into a partnership with confidence, knowing the value you bring to the table. The
public sector not only brings access to competitively priced capital, but also a long-
tferm perspective.

e Be clear on what you can offer and use the procurement process to ask for what you
want. The biggest alarm bell in procurement processes is a potential project partner
coming back and saying, “you’ve asked the wrong question.”

» Set out upfront your risk appetites, what returns you're looking for, and the things that
you will and won't do. This allows for more agility when a market challenge comes
along because you've been much clearer on your space for manoeuvre.

1
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Case study: Regenerating the
Marlowe Road estate

LB Waltham Forest has been
working in partnership with
Countryside to redevelop
the former Marlowe Road
estate, now known as Fea-
fure 17.

The key features of the final
scheme will include:

e 589 new homes, 44% of
which will be affordable*

* 10% adaptable homes
across the estate includ-
ing a fully accessible
four-bedroom home
for social rent that the
council has recently
taken handover of, and
many other properties
adapted for disabled
use across all tenures**

¢ fenure-blind homes, with
no distinction in ferms of
design between the af-
fordable homes and the
homes for private sale

* anew public plaza and
children’s playground -
and Wood Street Library
has relocated to the
ground floor of one of
the buildings and now
includes a café

* an on-site energy centre
providing heating and
hot water to all homes
through a district heat
network, which is being
extended to other exist-
ing blocks to further im-
prove its efficiency and
reduce the scheme’s
carbon footprint.

The scheme is being com-
pleted in phases. With high
construction costs and a
shortage of skilled construc-
tion workers, delivering the
final phase of this estate
regeneration will face new
challenges. But both LB
Waltham Forest and Coun-
tryside are both committed
to making sure that the full
programme is delivered.

Working side-by-side

While the formal relationship
between Countryside and
LB Waltham Forest is laid out
in the Development Agree-
ment, both Rob Passmore,
Senior Development Man-
ager at LB Waltham Forest
and Nick Clarke, Associate
Development Director at
Countryside, agree that
one of the reasons the two
parties have worked well
together is because staff
have worked side-by-side
on site, as well as at the stro-
tegic level.

This has enabled them to
antficipate and resolve
challenges as they have
happened. There are also
regular directors’ meetings
to ensure goals remain
aligned at a senior level.

This has made it easier to
navigate specific issues
which weren't anticipated
in the initial Development
Agreement. An example
of this arose following the

handover of the energy
centre, when the two par-
ties realised there wasn't a
formal process for handing
over new sections of the
network that specifically
serve private homes as they
were completed. Because
they were used to work-

ing closely together, they
were able to find a solution
quickly, and future Develop-
ment Agreements at other
schemes will now include
details on staged district
heat network handovers.

When it's finished,
Feature 17, in LB
Waltham Forest, will
include 589 new
homes, 44% of which
will be affordable.*

The collaborative rela-
tionship also enabled the
council to buy two blocks
from Countryside that
were originally intended
for private sale. This meant
they could increase both
the amount of affordable
housing on site, and the
number of homes that the
council owns.

* Affordable housing here refers to homes for social rent and shared ownership.

** Adaptable homes are built to a larger space standard so that they can accommodate
a wheelchair and so that other adaptations could be made in order fo make them fully
accessible. Fully accessible homes are provided with features such as railings, lowered
units in the kitchen, an internal lift and so on, so that it is immediately able fo be lived in by

a disabled person.

Affordable housing: Overcoming crisis through collaboration



Understanding each
other’s drivers

The design of the existing es-
tate meant that it was chal-
lenging for the council to
maintain to a high standard
and suffered from extensive
anti-social behaviour. So the
key driver for the council
was engaging with the exist-
ing residents and working
out what was best for them
when it came to regener-
ating the estate. It was a
priority for the council that
residents would only have
to move once, which had
an impact on Countryside’s
design for the site.

And, as outlined above,
LB Waltham Forest made it
clear from the outset that

another key driver for them
was increasing the amount
of affordable housing where
they could. Knowing this
allowed both parties to
consider how this would

be possible throughout the
redevelopment and has
resulted in more homes be-
ing delivered at affordable
tenures.

Being flexible

“As a nationwide develop-
er, Countryside has a large
supply chain and good relo-
tionships with its suppliers so
they will be able to deliver
the same quality in phases
2B and 3,” says Aadam
Ahmed, Project Manager,
Countryside.

However, with rising ener-
gy prices and construction
costs, these are challenging
times. Working collabora-
tively with the council will
enable them to be more
flexible and to make quick
decisions about materials,
to make sure they are com-
pliant with planning and
consistent with the earlier
phase of the scheme.

13



14

Chapter 3

Good practice

There are three key areas in which better collaboration both within
organisations and across the sector can help tackle the affordable
housing crisis: financing housing delivery, making the most of the homes
we've already got and collaborating with communities.

In this chapter we share examples from practitioners across the sector
which we believe will inspire the sector to think differently about the
‘wicked problem’ of affordable housing — and collaborate better in order

to drive change.

1. Financing housing delivery

With limited access to social housing and home ownership increasingly beyond many
people’s reach, renting is the reality for 13 million people across the UK.

But as the UK's private rented sector has a shortage of high quality, secure and affordable
homes, there's a growing need for innovative, and collaborative, finance models.

Recommendation Who it’'s aimed at

e Use frameworks like the Equity Impact Project that will ensure

investment into affordable housing has real impact.

* Learn from other markets facing analogous challenges, eg
the Family Homes Funds in Nigeria.

» Investors
» Private sector developers
» Local authorities

» Central government

Growing the social
investment market

Big Society Capital’s (BSC)
recent market sizing data
shows that social and
affordable housing impact
funds make up approxi-
mately 49% of the overall
social investment market
in the UK. At a value of
£3.9bn they have grown
significantly as investors
increasingly see the posi-
tive contribution they can

make to the housing crisis.

The same also goes for
government. In 2020, BSC
collaborated with the De-
partment for Levelling Up,
Housing and Communities
(DLUHC) on the ‘Everyone.
In' street homelessness
initiative.

This saw the government
make its first social impact
investment in homeless-
ness accommodation and
attracted co-investment
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from BSC, Greater Man-
chester Combined Author-
ity and Greater London
Authority.

Via the pilot, capital was
channelled through in-
vestment fund managers
that had existing and es-
tablished models to deliv-
er accommodation (and
support) alongside charities
and housing association
partners.



https://bigsocietycapital.com/our-approach/market-data/
https://www.futureoflondon.org.uk/2021/03/25/spotlight-the-covid-19-homelessness-response/
https://www.futureoflondon.org.uk/2021/03/25/spotlight-the-covid-19-homelessness-response/
https://www.futureoflondon.org.uk/2021/03/25/spotlight-the-covid-19-homelessness-response/
https://bigsocietycapital.com/impact-report-2020/ecosystem/sector-standards/equity-impact-project/
https://fhfl.com.ng/
https://www.generationrent.org/about_renting

“We do believe that
there can be more
collaboration - but
collaboration with
chequebooks. This
means reassessing
the role of equity,
investors sharing

risk, and working
with central
government to
redirect government
incentives.”

Waqar Ahmed, L&Q

Lagos, Nigeria. Credit: peeterv.

For the first time, local au-
thorities could also bid for
central government Rough
Sleeping Accommodation
Programme funding to
make social investments
and provide housing stock
to tackle the acute end of
the housing crisis.

The pilot provided an impe-
tus to bring people togeth-
er beyond the provision

of capital. “This is working
because stakeholders have
been brought together and
plugged into an existing
infrastructure,” said Drew
Ritchie, Big Society Capital.

For investors looking to
invest in social and afford-
able housing impact funds,
whether that is homeless-
ness accommodation or
general needs affordable
housing, it's essential to use

frameworks that allow them
to make decisions on an
impact basis, according to
Kitson Keen, Home Group.
An example is the Equity
Impact Project that brings
consistency and transpar-
ency to impact reporting
and measurement.

Providing demand
and supPIy
interventions

Africa is urbanising faster
than any other region. It
will house 7 out of 20 of
the world’s largest cities in
the next 50 years. In Lagos,
Nigeria, the population is
expected to grow from 14
million in 2022 to 24.4 mil-

lion by 2035.
Currently, 66% of the city

live in informal settle-
ments and housing supply
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remains sub-scale and
inadequate. And most
importantly, formal housing
remains out of reach for
most of the population.

To address these issues,
Altair International has
helped the Nigerian gov-
ernment set up a new
housing fund: the Family
Homes Funds. Compared
to traditional models, the
fund is an innovative ap-

“As a sector, we should look to our
colleagues abroad for inspiration on
delivering desperately needed homes

- particularly those working in challenging
circumstances. But we must pay close
attention to the local context and
circumstances — to make sure we are
delivering against the particular priorities of
both a place, and its people.”
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proach to providing finan-
cial and policy tools in
response to demand and
supply interventions.

It offers financial support
across four main areas in
facilitating access to homes
to build, rent or buy.

1. Affordable housing

fund aims to support the de-
velopment of up to 500,000
homes targeted at peo-

ple on low incomes. This is
delivered in partnership with
public and private sector
developers by providing
competitively priced direct
financing — both debt and
equity to finance projects
that meet strategic objec-
tives.

2. Help-to-own

fund conftributes 40% of the
total cost of new homes
for low-middle income
individuals as a loan which
requires no repayment

in the first five years after
which monthly payments
are made starting from an
interest rate of 3% rising
gradually to a maximum of
15% in the 20th year.

3. Rental housing fund helps
individuals on a low income
move into a new home with
just a month’s rent and @
month’s deposit and with
an option to buy the house
at a later date after instal-
ment payment conditions
have been met.

Olu Olanrewaju, Altair International

4. Land development fund is
a short-term construction
finance facility for real
estate developers with a
10% interest rate aimed at
funding the development
of a minimum of 250
affordable housing units for
low-income families.

In addition to delivering
new homes, the fund also
aims to create 1.5 million
jobs. Supported through

a combination of funding
streams from shareholder
equity to loans, the partner-
ship between the African
Development Bank, no-
tional banks, the Nigerian
government and others, is
working to deliver homes in
a very challenging context.
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2. Making the most of the housing we’ve already got

As well as delivering more new affordable housing, our programme has also
highlighted the importance of improving existing stock and using it more efficiently to

house more people.

Recommendation Who it's aimed at

match.

offered a new home.

* Make existing stock a strategic priority — with resources to

* Use demonstrator projects, like the Eco Show Home in LB
Waltham Forest, to drive retrofit.

* Use new technology and a more holistic approach to hous-
ing allocations in order fo maximise the number of people

» Housing associations
» Local authorities
» Greater London Authority

» Private sector developers

Making improving ex-
isting sfock a strategic
priority

Over 8 million people in
Britain are inadequately
housed. This doesn’t just
mean they're homeless.
This could mean they're in
a home they can’t afford,
in a home that's not the
right size or suitable for
their mobility requirements,
or is in a state of significant
disrepair.

In November 2022 this issue
hit the headlines when

a coroner ruled that the
death of two-year-old
Awaab Ishak was from pro-
longed exposure to mould
in a flat run by a social
landlord.

“Over 8 million
people in Britain
are inadequately
housed.”

The Guardian, 23 September 2019

It was a “defining moment”
for the housing sector, and
the Housing Ombudsman
has urged social landlords
to make addressing damp
and mould a top priority.

At our 2022 Conference,
Fiona Fletcher-Smith, L&Q,
explained that she has
changed the housing
association’s direction in
the last 18 months to focus
on the homes they already
have. She is putting for-
ward an investment pro-
gramme of £2.9 billion fo
make sure existing homes
reach Future Home Stan-
dards and Energy Perfor-
mance Certificate C tar-
gets. The very top priority is
that they are safe.

Using demonstrator
projects to drive
retrofit

According to the UK Green
Building Council (UKGBC),
80% of the UK homes that
will exist in 2050 have al-
ready been built. As our
homes currently account
for around 15% of its green-
house gas emissions,

Eco show home in Waltham Forest

retrofitting these properties
— and addressing the inad-
equate energy efficiency of
our housing stock —is essen-
tial in order to create warm-
er, healthier, more afford-
able homes. And key to the
UK having any chance of
hitting its net-zero targets.

In May 2022, Fol ran a field
trip to the Eco Show Home

in LB Waltham Forest, a Vic-
tforian house that has been
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https://www.housing-ombudsman.org.uk/2021/10/26/housing-ombudsman-urges-zero-tolerance-approach-on-damp-and-mould/
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https://www.futureoflondon.org.uk/constructionmanagement.co.uk%20%E2%80%BA%20the-future-homes...
https://www.housing.org.uk/news-and-blogs/blogs/colin-farrell/epc-challenge/
https://www.housing.org.uk/news-and-blogs/blogs/colin-farrell/epc-challenge/
https://www.ukgbc.org/climate-change-2/
https://www.ukgbc.org/climate-change-2/
https://www.ukgbc.org/climate-change-2/
https://www.carbonbrief.org/uk-homes-shockingly-unprepared-for-climate-change-says-ccc/
https://www.carbonbrief.org/uk-homes-shockingly-unprepared-for-climate-change-says-ccc/
https://www.futureoflondon.org.uk/2022/06/07/collaboration-affordable-housing-waltham-forest/
https://www.futureoflondon.org.uk/2022/06/07/collaboration-affordable-housing-waltham-forest/
https://www.walthamforest.gov.uk/housing/energy-efficiency/retrofit-advice/waltham-forest-eco-show-home
https://www.walthamforest.gov.uk/housing/energy-efficiency/retrofit-advice/waltham-forest-eco-show-home
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adapted and fitted with
new technologies to reduce
its emissions.

This lagship project, under-
taken with Aston Group,
was a way for the council
to demonstrate the benefits
of a whole-house retrofit on
the energy efficiency of old-
er homes, and encourage
local residents and land-
lords to retrofit their own
properties.

From September 2021 to
June 2022 the Eco Show
Home was open to the pub-
lic, who could book a tour
and learn about the retrofit
measures. After that, a fam-
ily on the council's waiting
list moved in.

Championing a fabric-first
approach, the various retro-
fit measures that the house
underwent included:

¢ |oft insulation, external
wall insulation at the
back of the house and
internal wall insulation

at the front (which en-
abled the preservation
of the red-brick Victorian
facade, in line with the
planning regulations)

¢ underfloor insulation
installed with a robotic
device

* installing an air source
heat pump, solar panels,
LED lighting and smart
power sockets.

The total cost for the reno-
vation was £115,245.43, with
£67,000 of this dedicated
specifically to retrofit. This
has brought the house up
from an EPC rating Eto an A
rating. (An EPC rating is a re-
view of a property’s energy
efficiency, with A being the
best rating.)

The next challenge for the
council is to make sure

that current and future
residents are fully briefed
and supported to use all
the technology, and also
to measure the impact that

the reftrofit is having on the
home’'s energy usage, emis-
sions and bills.

Rethinking social
housing allocation

Social house building is
increasing but social hous-
ing lets are falling. Creating
more homes at social rents
is widely recognised as
essential to tackling acute
housing needs.

But little attention has been
given to how we can maxi-
mise the impact of building
new social homes, as well
as from letting of existing
stock, in order to rehouse
more people and cut hous-
ing waiting lists.

Although almost every Lon-
don council is now directly
engaged in social house
building, and starts and
completions for social rent
homes in London have risen
sharply since the Mayor of
London’s Affordable Homes

Learning about the heat pump during Fol's May 2022 field trip to the Eco Show Home, LB Waltham Forest.
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Programme increased grant
funding in 2016, overall
social housing lets in London
has been steadily falling
over the past decade.

Leo Pollak has reviewed

the allocation of social
housing by local authorities
across London. When a new
home is built or an exist-

ing home is re-let, housing
teams often offer that home
to the household at the top
of the list. Their top priority is
tackling overcrowding and
moving people out of tem-
porary accommodation.

But if councils created a
‘vacancy chain’ of all the
households in an area that
need to move (including
the household’s particular
needs, for example over-
crowding or downsizing,
and the type of home they
would free up by mov-
ing) they could potentially
rehouse more people by
matching households on
the housing register with a
home that meets their spe-
cific needs.

This approach was trialled
at a new development of
ten new council homes on
Welsford Street in LB South-
wark. There were 39 house-
holds on the waiting list in
neighbouring streets and
blocks. The council used
data on occupancy, need
and the type of home a
household was currently in
to allocate the new homes.

Instead of simply rehousing
ten households who were in
temporary accommodation
or at risk of homelessness in
the ten new homes, they
created a ‘vacancy chain’
and rehoused 20 house-
holds.

How could vacancy chains
be used more widely?

¢ Allocations teams should

Lettings to new social tennants in London

45,000
40,000
35,000
30,000
25,000
20,000

15,001

- NN N NN N NN NN NN N

Source: Pollak 2022 (p.10). Housing allocations and the vacancy chain: compiled by GLA

from UK Housing Review, various years. Data is for tenants new to social housing

incentivise under-occu-
piers to downsize and
free up larger properties.

Planning policies need
to meet the housing
type needed in a par-
ticular area - such as
large family homes or
sheltered accommo-
dation. Without tailor-
ing supply to demand,
new social housing may
not meet specific local
need.

To do both of the
above well, local au-
thorities need better
data on existing hous-
ing stock and, crucidally,
the wants and needs of
existing tenants. Hous-
ing and planning teams
need to work much
more collaboratively.

The way homes are
valued needs to broad-
en. Finance officers, for
example, often look at
the ‘cost per unit’. On
paper, this means that
a development of 100
one and two-bed flats
might seem like better
value for money than
50 three-bed flats. But
the savings from

building larger flats
could be greater if
they enable people to
move out of expensive
temporary accommo-
dation.

Although allocations policy
is a matter for local author-
ities, there are lessons to be
learnt for the whole sector
here. Rising construction
costs are making it hard-
er to deliver new housing
across the board.

Now is the time for plan-

ning, finance, development

and allocations feams to

work together to make sure

that both new and existing
homes are being used as
efficiently as possible, to
house as many people as
possible.
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3. Collaborating with communities

Meaningful engagement with local residents and communities must be at the heart of
tackling the affordable housing crisis.

This means involving communities in how we assess what sort of housing Londoners want
and need, as well as in the design and delivery of new homes.

Recommendation Who it's aimed at

e Work with local communities in the definition, design » Housing associations
and delivery of affordable housing.

* Take a ‘systems approach’ to housing to drive change
across sustainability, employment, health and wellbe- » Private sector developers
ing, and community cohesion

» Local authorities

Discussing the imprtance of collaborating with communities at Fol's 2022 conference. From left to right: Hanna Afolabi, Mood and Space;

Simon Donovan, London Development Trust; Jaqueline Fearon, Housing Solutions; Olaide Oboh, Socius; Kyle Buchanan, Archio and Anita
Whittaker, OPDC.
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Giving community
members a seat at
the table

The Old Oak and Park Royal
Development Corporation
(OPDC) is a Mayoral De-
velopment Corporation,
established by the Mayor of
London and spanning land
in three London boroughs

— LB Ealing, LB Brent and LB
Hammersmith & Fulham.

It's the UK’s largest re-
generation project and,
consequently, significantly
impacts the lives of those in
the surrounding communi-
ties.

“We should be
working in a way
which recognises
that residents’ lived
experiences are
crifical to developing
the housing that
people want and
need in the capital.”

Kyle Buchanan, Archio

To highlight their genuine
commitment to community
engagement, and to build
relationships with people
that are less likely to join in
with more traditional com-
munity engagement ac-
tivities, in 2020 OPDC hired
local resident Anita Whit-
taker as Local Community
Coordinator.

Anita established a com-
munity steering board for
regeneration happening
along the Grand Union
Canal and as aresult is able
to speak directly to devel-
opers, the design team,
and local councillors to help
ensure development best
meets the needs of local
people. Part of herrole is

to hold them to account,

so that the interests of locall
communities remain at the
heart of the regeneration.

“When OPDC first did their
consultations, in a more
fraditional way, | was one
of the residents who chal-
lenged them and asked
them to think about the
impact on local residents,”
says Anita. “Now | am being
paid to work for them, fo
ensure that local people’s
voices are really being
heard. My community con-

Anita Whittaker in her role as Local Community coordinator, Credit: OPDC

tacts and experiences as a
local resident are valued -
and I'm listened to.”

Since working with OPDC
Anita has:

* engaged over 2,000
local people

¢ established the Harles-
den Canalside Steering
Group, made up of resi-
dents, boaters and local
businesses

* held co-design work-
shops with guest speak-
ers including the local
MP; headteacher of the
local school and a rep-
resentative from a local
homeless charity

e organised an online quiz
to celebrate the heri-
tage of the canal with
members of the public

* helped secure planning
permission for regener-
ation along the canal
through building local
support, including a
community garden;
better towpath access;
landscaping; workshop
and event outdoor
space and permanent
boat moorings for com-
munity activities.

2]
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Asking residents what
they need
By Pollard Thomas Edwards

Infill housing on council
estates is controversial. If
you live in a garden-less flat
in a dense, polluted corner
of town, you could reason-
ably argue that it’s wrong
to shrink communal green
space for the sake of a few
homes.

On the other hand, with
private developers failing to
provide enough social hous-
ing even on large, previous-
ly council-owned sites, ‘infill’
housing is one way local
authorities can cut waiting
lists.

At Dover Courtin LB Is-
lington, however, local
residents backed Pollard
Thomas Edwards (PTE) plans
- because we developed
them together with the
community.

Working closely with the
estate residents, many

wary of both disruption

and possible displacement,
and with Alistair Gayle, LB
Isington’s Head of Program-
ming, Design and Customer
Care, PTE found out what
kind of homes were need-
ed and established trust by
ensuring residents would

be rehoused on the estate
through the borough'’s Lo-
cal Letfting Policy.

It became clear that many
older people were badly
served: some in cramped,
bedsit-style homes with
others across the estate in
oversized, less accessible,
homes more suitable for
families. Conversely many
larger families were living in
overcrowded accommo-
dation.

PTE found common ground
when we re-cast the project
as an opportunity to im-
prove Dover Court's rela-
tionship with its surroundings.
Residents wanted a safe,
enjoyable route home and
to see their estate stitched

Dover Court Estate. Credit: Pollard Thomas Edwards.
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back info the neighbouring
streets.

In the end, 70 new homes
were delivered, along with
a community centre at the
base of an existing tower.
The community also benefit-
ted from a revitalised public
realm - improving the open
spaces, pedestrian routes
and lighting to fashion a
safe and welcoming jour-
ney home for all residents.
And a brand new ball court
was added too.

The range of new homes
genuinely enhances Dover
Court’'s fownscape, helping
it to blend more coherently
with its surroundings: a brick
tenement with a metal-clad
penthouse stitches into Balls
Pond Road, alongside two
semi-detached dwellings
(with facades that also mix
brick with metal).

There is a ‘mews’ terrace

between Dove Road and
Balls Pond Road that an-

imates the ground floor




surroundings of 10-storey
Threadgold House. Existing
Ongar House has been
bookended with new
homes and there is a new
deck access scheme on
Mitchison Road, alongside
‘60s-built Warley House -
behind which we've also
tucked one- and two-storey
terraces.

There was some demoli-
tion - one cramped low-rise
block was removed and we
also redeveloped garage
plots - but mostly we built
on carefully identified sites,
as we sought to weave

this once island-like estate
into the fabric of the wider
Georgian-terraced neigh-
bourhood.

Taking a
systems-based
approach to housing
management

The 2017 Grenfell Tower
tfragedy, on the Lancaster
West Estate in North Kens-
ington, highlighted the leg-
acy of systematic inequality
and neglect.

As part of the response:

* housing was brought
back into council man-
agement

¢ the Lancaster West
Neighbourhood Team
(LWNT) was established
in partnership with resi-
dents as a semi-auton-
omous team to work
specifically with those
survivors living on and
around Lancaster West
Estate.

Residents face complex
and diverse barriers:

e 40.1% of residents were
not born in UK

* 18 community languag-
es are spoken — with 5%

of households with at
least one person who
cannot speak English

e 80% of residents are from
ethnic minorities

e 50% of residents are in
receipt of benefits

e  25% of homes were over-
crowded (though now
9%)

e 10% of households have
an issue with accessibil-
ity.

LWNT manages 824 homes.

It has been working with

residents to improve their

homes but they have used
housing as an entry point
into residents’ lives in order
to drive change across
sustainability, employment,
health and wellbeing, and
community cohesion in the
neighbourhood.

To do this, they've put resi-
dents at the heart of deci-
sion-making, setting a 50%
target for resident partici-
pation in all engagement
activities. They've also hired
locally: 20% of the team are
local residents. And recog-
nising that residents don’t
operate in silos — rather
they're living complex lives
that intferact with public-,
private- and voluntary-sec-
for services in a personal
and unique way - they've
brought together these
different sectors to jointly
address service gaps and
complex problems.

Taking a community-led
systems approach has not
only resulted in improved
housing services but a num-
ber of other achievements.
Between 2018 and March
2023, the LWNT has:

* improved repairs satis-
faction from 66% to 90%
and average repairs
turnaround from 20 days

on average to 4.2

* co-designed a local
lettings plan that under-
stood housing need as
it is experienced, which
reduced overcrowding
from 25% to 9%, and
moved households in
long-term temporary
accommodation into
secure lifetime tenancies

* co-designed refurbish-
ment programmes for
four buildings

* established LancWest-
Works programme to
support residents into
meaningful employment
-so far it has supported
20 residents into work
and a further 8 into train-
ing programmes

* invested over £2.5m of
financial value in the lo-
cal community through
jobs, grants and dona-
fions beyond investment
in housing

e created over 1Tkm? of
bio-diverse green spac-
es in partnership with
residents

e co-designed a vision for
the future of building,
projects and services on
and around the Lan-
caster West Estate — the
Lancaster West Future
Neighbourhood Vision.

Following the completion of
the vision, the LWNT will start
delivering the 23 projects
proposed during the consul-
tation process, working with
different service providers
and residents to co-design
and deliver these inifiatives.
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Chapter 4

Housing 2030

Levelling up continues to dominate the UK national conversation four years
after the Conservative Party coined the phrase in 2019. Given that the
government hopes to achieve its levelling up ambitions by 2030, this
chapter presents three thought pieces from sector experts on why
affordable housing should be at the heart of this agenda, the changes
we need to see in order to boost delivery over the next seven years -
and what's at stake for young people if we don’t address this now.

Levelling up
housing

by Lucy Webb, Managing
Consultant, Inner Circle
Consulting

Those looking for a clear
and deliverable definition of
‘levelling up’ today could
consider that the conver-
gence of the cost-of-living
crisis and the housing crisis
gives us just that: the basic
human right of shelter.

This is no longer just an issue
for the most marginalised

in our communities. Years
of underinvestment in af-
fordable homes and hous-
ing retrofit, combined with
dire economic headwinds,
means that for a great
many people, their homes
have become precarious in
a way that they might never
have imagined.

The Joseph Rowntree Foun-
dation's December 2022
report found that over 3
million households (28%)
had not been able to afford
to keep their home warm
since June; and Citizens
Advice's data dashboard
shows that by end-2022
they had helped more
people with a homelessness
issue than in the previous

five years. Many people
must now choose between
eating or heating and many
more are in danger of losing
their homes completely.

Securing everyone’s
home is the first step
to re-establishing
everyone’s equdl|
chance to flourish

Here's how to do it:

Government must get

over its short-term thinking
on housing and support
housing ministers with mus-
cle to tackle the issue in a
sustained, co-ordinated
manner, across both the
levelling up and housing
briefs. That starts by expand-
ing investment in social and
truly affordable housing and
ensuring more local author-
ities can access sufficient
Homes England and Great-
er London Authority grants
to counter the viability gap
that's being stoked by inflo-
tion and supply challenges.

It must also fund an acceler-
ated programme of retrofit
now for those living in cold,
damp and mouldy homes.
We could have one million
homes fixed by next winter.

And it must also move on
the long-promised Renters
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Reform Bill. Research shows
that those in the private
rented market are the most
exposed to cold, leaky
homes, expensive energy
bills and a lack of landlord
support.

All of ys must develop

the skills, jobs and op-
ortunities to build the
ouses we need

The Net Zero Hub in Porfs-
mouth, a partnership be-
tween Portsmouth Council
and City of Portsmouth
College is building local skills
and knowledge to install
new housing technology
and meet net zero commit-
ments.

The Optimised Retrofit
programme in Wales brings
together a consortium of

68 partners and is working
with Cardiff University, Trinity
Saint David's, Swansea Uni-
versity and NPTC Group of
Colleges to identify the key
skills needed and where the
most significant gaps will be.

We must support and equip
local authorities to directly
deliver local employment
skills training programmes,
retrofit existing homes and
build the right homes in

the right places. Relying on
developers doesn’t work.



https://www.jrf.org.uk/report/going-under-and-without-jrfs-cost-living-tracker-winter-202223
https://www.jrf.org.uk/report/going-under-and-without-jrfs-cost-living-tracker-winter-202223
https://www.jrf.org.uk/report/going-under-and-without-jrfs-cost-living-tracker-winter-202223
https://public.flourish.studio/story/1634399/
https://public.flourish.studio/story/1634399/
https://portsmouth.netzero-training.com/
https://www.optimised-retrofit.wales/

At Inner Circle Consulting,
we supported LB Camden
to tie their extensive retrofit
scheme of 33,000 council
properties info an employ-
ment and skills programme
for local residents for the
next 30 years.

Working with commu-
nities to ideniif?l those
most vulnerable is key

All of this is only effective if
we work with representative
groups across communi-
ties to identify those most
vulnerable to the impact

of the current crises and
ensure they quickly receive
short-term support and are
involved in devising preven-
tative solutions that go to
the root of the issue.

Data shows us that vulnera-
bilities are exacerbated by
sex and race.

Credit: Centre for Homelessness Impact/Liam McBurney/PA

According to the Wom-
en’s Budget Group, 67% of
adults in homeless house-
holds are women and 60%
of households claiming
housing benefit are women.
According to the Joseph
Rowntree Foundation, two
in ten BAME households
across the UK live in unaf-
fordable housing — double
the national average for
white households.

There are innovators whose
work we can follow here. LB
Barking and Dagenham's
work with Xantura helped
target council intervention
at those most vulnerable to
hardship; a partnership that
paid huge dividends during
the Covid-19 pandemic
when the council had to
work at speed to identify,
target and support those
most at risk.

At Inner Circle, we are
applying a similar, data-led
approach within our Crisis fo
Prevention mission, support-
ing councils from Southwark
to Salford to target resource
at finding, supporting and
preventing the most vulner-
able from hitting crisis point.

Levelling up requires
a whole-system
approach

Yes, the government needs
to get serious about funding
and support to deliver more
affordable homes and bet-
ter building stock.

We also need to work
together as an industry to
ensure that we target the
resources we have in the
most effective way.

We must use data to un-
derstand our residents. We
must work with community
groups so residents’ voices
are heard.

We must ensure retrofit
schemes include education,
skills and training to create
the workforce we need to
deliver good homes and
also good jobs.

We need to look across

our real or administrative
boundaries and find ways to
collaborate to identify and
provide the land, assets,
education and financial
resilience we need to give
everyone a warm, safe and
affordable home.

The government’s own
definition says: “Levelling
Up means giving everyone
the opportunity to flourish.”
If we start with the basics of
providing warm and safe
shelter and, in so doing,
tackle the specific vulnero-
bilities of sex and race, we
can create better futures for
everyone.



https://www.innercircleconsulting.co.uk/portfolio/housing-retrofit/
https://www.londoncouncils.gov.uk/our-key-themes/our-projects/london-ventures/current-projects/childrens-safeguarding
https://www.londoncouncils.gov.uk/our-key-themes/our-projects/london-ventures/current-projects/childrens-safeguarding
https://www.londoncouncils.gov.uk/our-key-themes/our-projects/london-ventures/current-projects/childrens-safeguarding
https://www.innercircleconsulting.co.uk/home/our-work-2/
https://www.innercircleconsulting.co.uk/home/our-work-2/
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Young people
are experiencing
the worst of the
housing crisis

by Dr Tom Kerridge, Senior
Policy & Research Officer,
Centrepoint

Centrepoint Databank
statistics show that in 2022,

more than 112,000 young
people in England ap-

proached their local author-

ity for homelessness preven-
fion and/or relief, an 8% rise
on 2021.

In London, the rate of youth
homelessness has also risen:
going from just over 15,000
to 18,000 — a 20% increase.
These rate increases, how-
ever, are not reflected in
the level of housing support
allocated to members of
this cohort. Assuming that
the majority of young peo-
ple experiencing/at risk of
homelessness require tem-
porary and/or permanent
subsidised housing, alloca-
fion rates for 16-25s have
failed to meet demand.

In 2020-2021, for example,
just 2% of total local au-
thority and 3.1% of housing
association social tenancies
were allocated to young
people. Only 18% of new
general needs social hous-
ing was provided to this
group.

These data sets show that
young people regularly
experience the worst of
the country's housing cri-
sis. Unless afforded priority
status by local authorities,
young people are frequent-
ly locked out of England’s
already limited social hous-
ing sector. This can mean
that they have to turn to
the unaffordable private

Credit: Centre for Homelessness Impact

rental sector, live in tempo-
rary accommodation or risk
homelessness.

To address these issues,
government, housing pro-
viders and charities must
work together to develop
strategies aimed at provid-
ing genuinely affordable
housing options for young
people and enabling those
living in housing to make the
most of tenancies.

However, no one organi-
safion can achieve these
goals. Rather, we must build
a lasting codalition that aims
to reinvigorate the social
rented sector and deliver

Affordable housing: Overcoming crisis through collaboration

new, youth-specific housing
products. These are prod-
ucts that clear blockages
in housing pathways and
empower young people to
lead meaningful lives such
as Centrepoint’s Indepen-
dent Living Programme

or St Basils Live and Work
scheme.



To achieve
affordability, we
need clarity and
flexibility

by Will Seamer, Partner,
Montagu Evans

2030 sounds a long way
away but, actually, it's only
seven years away. So we
haven't got fime to totally
tear up the rulebook; in-
stead what we need are
some incremental changes.

Starting from the ground up,
where do | see the position
today in terms of affordable
housing, development and
delivery? And where do |
think there's potential to
make some incremental
positive changes between
now and 20302

Today’s housing crisis

What does it mean when
we say there's a housing cri-
sise In short, it means there's
a significant imbalance be-
tween supply and demand.
In London we're delivering
about 40,000 homes a year,
but we need to be deliv-
ering about 100,000. For
affordable housing, the crisis
is deeper: we're delivering
about 10,000 new afford-
able homes in London per

year, but we need to be
delivering over 40,000. So
the housing crisis is really an
affordable housing crisis.

On top of this, we're now
facing a series of additional
challenges:

¢ construction cost infla-
tion

* nervoushess about prop-
erty prices

e interest rate rises
* planning delays.

To navigate these market
headwinds, the two things
we need from both regional
and national government
are clarity and flexibility.

We need clarity from na-
tional government level on
planning policy, which we
do not have af the mo-
ment. For example, is there
going to be a new Infro-
structure Levy that will com-
pletely change how afford-
able housing is going to be
delivered? At the moment
we just don’t know.

And we need flexibility in
policy. A good example of
this is the Mayor’s infroduc-
tion of the FastTrack Route
for affordable housing in
London back in 2018. The
Mayor conceded at the
time that strategic targets
of 50% affordable housing
were unlikely to be met,

and instead introduced a
lower threshold of 35% for
most sites which, if met,
gave developers certainty
of their current and future
liability. This flexible ap-
proach to policy has been
the main driver of improved
affordable delivery in the
capital = from about 15% of
units to over 30% today.

We also need flexibility
around tenure types. It's

a real alphabet soup at
the moment: from London
Living Rent (LLR) to London
Affordable Rent (LAR) o
Discounted Market Rent
(DMR). But if we get the
right product, we can at-
tract the right institutional
investment, which we are
going to be hugely reliant
on to support the afford-
able housing sector up to
2030.

Finally, we need flexibility
on delivery structures. Pub-
lic-private partnerships are
going to be key, particularly
with regards to levelling the
playing field for local au-
thorities and housing associ-
ations.

If the built environment sec-
tor starts focusing more on
clarity and flexibility, then |
believe we can make some
really positive change to
affordable housing delivery
by 2030.
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Chapter 5

Conclusion

Housing is a human right. A
safe and secure home is the
centre of emotional and
social life. Where we live has
a direct impact on how well
we live, and how long we
will live. And, since the pan-
demic, home has become
the centre of work-life for
many people, too.

Despite this, access to af-
fordable housing remains in-
creasingly difficult for many
individuals and families, with
certain groups being dispro-
portionally impacted.

Through cross-sector dio-
logue, this programme has
highlighted that — against
a backdrop of urgent

and competing priorities —
re-evaluating our current
approach to housing is
critical.

“The affordable housing crisis is systemic in
London. It's not capable of being solved
by any one organisation working on its
own... we need our collective imaginations
and firepower brought together through
collaborative system-level leadership.”

Joanne Drew, co-chair of the London Housing Directors Group’

Our programme has shown
that collaboration is a key
tool for addressing the com-
plex challenges we face in
a holistic, viable and sus-
tainable way.

Better cross-sector collab-
oration is now needed to
think more innovatively
about how we finance the
delivery of new homes and

Affordable housing: Overcoming crisis through collaboration

improve and retrofit existing
homes. And meaningful
community engagement
must be at the heart of
both.

This way the sector has a
much beftter chance of re-
alising the real impact it has
upon the happiness, suc-
cess and lives of individuals
and communities.


https://www.ohchr.org/en/special-procedures/sr-housing/human-right-adequate-housing
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